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1. INTRODUCTION 



This Planning and Urban Design Rationale report has been prepared in support of an application 
by Deltera Inc. to amend City of Toronto Zoning By-law 438-86, as amended, and the new City- 
wide Zoning By-law 569-2013 in respect of a 2,814 square metre site located at the northwest 
corner of McCaul Street and Stephanie Street, municipally known as 36, 40, 46, 48, 50, 52, 56 
and 60 McCaul Street and 10 Stephanie Street (the "subject site"). 

The proposal is for a mixed-use redevelopment comprised of residential and cultural (art gallery) 
uses. Located on the northern portion of the subject site will be a 3-storey private art gallery with 
an overall height of 14.0 metres (46 feet) and gross floor area of 1,544 square metres (16,619 
square feet). On the southern portion of the site will be a 14-storey residential building with an 
overall height of 45.65 metres (149.8 feet). 

The overall development will contain 184 residential units and will have a total of 13,386 square 
metres (144,086 square feet) of residential gross floor area and 1,548 square metres (16,663 
square feet) of non-residential gross floor area. The resulting density will be 5.31 FSI. 

This report concludes that the proposed redevelopment of the subject site is in keeping with the 
planning and urban design framework established in the Provincial Policy Statement, the Growth 
Plan for the Greater Golden Horseshoe, the City of Toronto Official Plan and applicable urban 
design guidelines. 

From a land use perspective, the proposal is supportive of the relevant policy directions promoting 
intensification and infill on underutilized sites within built-up urban areas, particularly in locations 
which are well-served by municipal infrastructure, including public transit. In this respect, the 
proposal would result in a desirable mixed-use intensification project having convenient access 
to transit, including streetcar routes and nearby subway stations, retail along the Queen Street 
West and institutional/art-related establishments surrounding Grange Park. 

From an urban design perspective, the mid-rise proposal will fit harmoniously with the existing 
and planned built form context in the vicinity of the site. The proposed development conforms 
with the built form and urban design policies of the Official Plan and, although the Tall Building 
Design Guidelines and the Avenue & Mid-Rise Buildings Study do not directly apply to the subject 
proposal, the proposed building design is substantially in accordance with those guidelines. 



2. SITE AND SURROUNDINGS 



2.1 Subject Site 

The subject site is located at the northwest corner of IVIcCaul Street and Stephanie Street, 
approximately 150 metres north of Queen Street West. It is rectangular in shape and bounded 
by Grange Road to the north, McCaul Street to the east, Stephanie Street to the south, and a 
laneway to the west (see Figure 1, Aerial Photograph). The site area is 2,814 square metres 
(0.28 hectares), with a frontage of 99.1 metres on McCaul Street and 31 .6 metres on Stephanie 
Street. The site slopes from north to south, such that the northern property line is approximately 
1 .6 metres (5.25 feet) higher than the grade at the southern property line. 

The subject site consists of an assembly of six parcels plus the city owned laneway with municipal 
addresses of 36, 40, 46, 48, 50, 52, 56 and 60 McCaul Street and 10 Stephanie Street. 

Nos. 36, 40, 46, 48 and 50 McCaul Street and No. 10 Stephanie Street together comprise a 
large surface parking lot. Adjacent to the north. No. 52 McCaul Street consists of a three-storey 
commercial building, which was previously occupied by various art-related organizations. Notable 
previous tenants include: the Manifesto Festival of Music and Art, a hip hop focused cultural 
organization; Well and Good, a distributor and supporter of contemporary art; and collaborations 
by various curators as an art gallery A large mural covers the southern wall of the building. 

No. 56 McCaul Street consists of a surface parking lot, which is adjacent to an east-west laneway 
that divides Nos. 52 and 56 McCaul Street. This laneway connects to a north-south laneway 
referred to as the John Boulton lane, located at the rear of Nos. 46, 48, 50 and 52 McCaul Street 
and No. 10 Stephanie Street. 

No. 60 McCaul Street consists of a one-storey brick building, formerly the Brink's Express 
Company of Canada building, which encompasses the entirety of the property It is currently 
being used as sculpture/installation space for OCAD University 




View of subject site looldng west 
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2.2 Surroundings 

The subject site is located in Downtown Toronto, adjacent to the northwest edge of the Financial 
District. It is located within a mixed-use area, which extends west of University Avenue to St. 
Patricks Square and to the south along Queen Street West. Adjacent to the south lies the King- 
Spadina area, which is currently undergoing considerable redevelopment (see Figure 2, Oblique 
Aerial). 




Figure 2 - Oblique Aerial 



The area immediately surrounding the subject site, bounded by Queen Street West, University 
Avenue, Dundas Street West and Beverley Street, is comprised of a mixed-use high-density 
precinct, characterized by mid- to high-rise residential, commercial and major institutional 
development. Among the notable institutions are the recently renovated Art Gallery of Ontario 
(AGO) and OCAD University (formerly the Ontario College of Art and Design). To the west, west 
of Beverley Street, the character of the area transitions to a predominantly low-rise residential 
neighbourhood with low-rise commercial uses along Spadina Avenue, Queen Street West and 
Dundas Street West. The area is referred to as the Kensington-Chinatown Neighbourhood in 
Toronto's neighbourhood classification system. 

North of the subject site, at the northwest corner of McCaul Street and Grange Road, are two 
3-storey semi-detached Victorian houses at 74 and 76 McCaul Street. The buildings are currently 
occupied by retail uses (Above Ground Art Supplies). The adjacent property to the northwest 
includes park uses (Butterfield Park) and provides access to McCaul Street from Grange Road 
via a pathway 
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Further north is a 6-storey institutional building at 100 and 100A McCaul Street (the OCAD Sharp 
Centre for Design), which consists of a three-storey base element, a mechanical mezzanine 
and a two-storey pavilion at the top (with a height of 36.6 metres to the top of the pavilion). 
It encompasses the majority of the McCaul Street frontage between Dundas Street West and 
Grange Road. Adjacent to the north is an institutional property at 31 7 Dundas Street West (the Art 
Gallery of Ontario), which consists of a group of buildings that encompass the southern frontage 
of Dundas Street West between Beverley Street and McCaul Street. The tallest building is 9 
storeys, with a height of approximately 38.6 metres to the top of the parapet and approximately 
42.7 metres to the top of the skylight. 

East of the subject site, on the east side of McCaul Street, is Village-by-the-Grange, an 8-building 
mixed-use development with heights ranging from 6-15 storeys, which runs along both McCaul 
and St. Patrick Streets. Immediately opposite the site is a 6-storey residential condominium 
building (49, 49A and 51 McCaul Street), the most southerly of the Village-by-the Grange 
buildings on McCaul Street, which consists of apartment units on Floors 2-6 and townhouse 
units on the ground floor with individual entrances at grade. 

Further east, the scale of development increases toward University Avenue. On the west side of 
St. Patrick Street are a 15-storey mixed-use building at 20 St. Patrick Street (The Grange), which 
steps down to 9 storeys along its McCaul Street frontage, a 1 2-storey mixed-use building at 30-34 
St. Patrick Street and an 18-storey residential building at 96 St. Patrick Street. To the south, along 
Queen Street West, are the recently built 16-Storey Canada Life office building at 180 Queen 
Street West (77.4 metres to the top of the roof) and an approved 25-storey building at 219 Queen 
Street West (Smart House Condos). 

South of the subject site, at the southwest corner of McCaul Street and Stephanie Street, is 
an 11 -storey residential condominium building (22 McCaul Street) comprised of apartment 
units located on Floors 3-1 1 and several two-storey townhouse units facing McCaul Street. The 
northernmost portion of the building, facing onto Stephanie Street, tiers down to 7 storeys. To 
the southwest is a 3-storey office building at the corner of John Street and Stephanie Street (191 
John Street). Further south, on the east side of John Street, are an 8-storey office building at 179 
John Street, a 5-storey industrial building at 171 John Street (Quality Knitting) and an 11 -storey 
residential building at 169 John Street. 

Further south, within the King-Spadina area, the height and scale of development increases 
towards King Street West to a maximum approved building height of 47 storeys at 224 King Street 
West (Theatre Park). 

West of the subject site, at 1 97 John Street, is St. George the Martyr Anglican Church, a heritage 
designated property (Part IV, By-law 663-80). The original gothic style church was built in 1845, 
along with a schoolhouse (1857) and a rectory (1865). The original church burnt down in 1955, 
however, the spire remains on the westerly portion of the property The original schoolhouse 
was converted into what is now St. George the Martyr Anglican Church in 1 987 and is connected 
to the original rectory Adjacent to the north is the University Settlement Recreation Centre (23 
Grange Road), a 2-storey institutional building which includes children's recreational space on 
the north and south portions of the property 

Further west, at 50 Stephanie Street, is a 24-storey 'slab style' apartment building built in 1968, 
known as Gallery Towers (with a height of 63.9 metres to the main roof, and 66.5 metres to the 
top of the mechanical penthouse). 

To the northwest of the site is Grange Park, a 1 .7 hectare green space that originally served as 
the front lawn of the Grange, facing south toward the terminus of John Street. Built in 1 81 7 by the 
Boulton family the Grange and its accompanying front lawn were donated to the newly founded 
Art Museum of Ontario (now the AGO) in 1 91 0. In 1 91 1 , the Museum entered into an agreement 
with the City of Toronto to operate the front lawn of the Grange as a public park. 
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The Grange and Grange Park are designated under Part IV of the Ontario Heritage Act (By-law 
130-91). The reasons for designation set out in Schedule "B" of the by-law provide as follows: 

'The property known as the Grange located at 317 Dundas Street West, and 
including the original Boulton lands to the south now known as Grange Park, is 
designated on architectural and historical grounds. The Grange was constructed 
in 1817-20 for D'Arcy Boulton, Jr, the son of a former Solicitor General of Upper 
Canada. The property was inherited by William Henry Boulton, a four-term Mayor 
of Toronto. His widow, Harriet Dixon, and her second husband, the internationally 
famous author, Goldwin Smith, willed the property to the "Art Museum of Toronto". 
In 1967-71, the Grange was restored and interpreted as a period house museum by 
the Art Gallery of Toronto (now the Art Gallery of Ontario). 

"The 2 1/2-storey red brick residence was built in the Neoclassical style based on 
18th century Georgian tradition . . . 

"The Grange is separated from the art gallery building, and the south facade is 
viewed across landscaped grounds. The Grange is historically important as Toronto's 
earliest surviving brick house, as the centre of social and political activity for the 
19th century elite, and as the original exhibit space for the Art Gallery of Toronto. 
The building is a nationally recognized example of early 19th century Neoclassical 
architecture." 

Grange Park is framed by the AGO to the north, the OCAD Sharp Centre to the east and the 
Gallery Towers apartment building to the south. The park has a 230 metre frontage on Beverley 
Street and can be accessed from Beverley Street to the west, Stephanie and John Streets to the 
south and from McCaul Street to the east via Grange Road. It consists of green space, including 
an open lawn in the centre of the park and a wading pool and playground in the eastern portion 
of the park, as well as a network of paved pathways that connect to the surrounding streets. At 
the southeast corner of the park, fronting on Grange Road, is a paved parking area that is gated 
and appears to be no longer in use. 

The Grange and Grange Park continue to be owned by the AGO and operated by the City of 
Toronto. In partnership with the Grange Park Advisory Committee (GPAC), the AGO initiated 
a process in May 2008 to restore and revitalize the park. Greg Smallenberg of PFS Studio 
was engaged to undertake the revitalization project in early 2014 and preliminary plans were 
presented to the public at an open house held on April 22, 2014. 

The preliminary concept plan presented at the open house proposes three zones within the 
park: The Grove, on the west side of the park, would be treed and used for picnicking, sitting 
and relaxing; the Great Lawn, in the centre, would accommodate strong recreational use and a 
sunlit gathering space; and the Play Area, on the east side of the park, would include a series 
of play spaces to serve various age groups, including a water feature. The former parking area 
at the southeast corner of the park is shown as being treed and grassed, with a pedestrian 
pathway along the north side of Grange Road. Phase 1 of construction is scheduled to begin in 
September 2014, with full completion in late 2015. 
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2.3 Transportation Network 

The subject site and surrounding area are well served by public transit (see Figure 3, Transit 
Map). The 502 Downtowner streetcar (which terminates at the McCaul Loop, adjacent to the 
site on the east side of McCaul Street) and the 501 Queen streetcar (approximately 150 metres 
south of the site) both provide direct access to the Osgoode subway station. The subject site is 
within approximately 275 metres of the Osgoode subway station (400 metre walking distance) 
and approximately 295 metres (475 metre walking distance) of the St. Patrick subway station, 
both on the University subway line. 

McCaul Street is classified as a Collector road in the City of Toronto Road Classification System, 
while Queen Street West is classified as a Major Arterial. Bicycle Route 35 runs along Beverley 
and St. George Streets, linking Queen Street with the University of Toronto and Bloor Street. 
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Figure 3 - Transit Map 



3. THE PROPOSAL 



3.1 Description of the Proposal 

The proposal is for a mixed-use redevelopment comprised of residential and cultural (art gallery) 
uses. The redevelopment involves the demolition of the existing buildings on the subject site 
and their replacement with a mid-rise 14-storey residential building and a 3-storey private art 
gallery The overall proposed development will contain 184 residential units and will have a total 
of 13,386.3 square metres (144,088.9 square feet) of residential gross floor area and 1,548.5 
square metres (16,667.9 square feet) of non-residential gross floor area. The resulting density 
will be 5.31 FSI. 

Located on the northern portion of the subject site (see Figure 5, Site Plan) will be a 3-storey 
private art gallery that is intended to be used for the exhibition, collection or preservation of works 
of art, primarily for private viewing. It is expected that there will periodically be exhibitions that 
are open to the public, however, it is anticipated that this would account for less than 40% of the 
visits to the gallery 

The gallery building will have an overall height of 14.0 metres (46 feet) and a gross floor area of 
1,548 square metres (16,663 square feet). The gallery building will be set back approximately 
3.4 metres from the McCaul Street property line and approximately 3.1 metres from the Grange 
Road property line. The lower level of the building (basement) will be used as a gallery archive 
with associated laboratory and workspaces. The ground floor will provide office space for the 
administrative functions of the gallery and the second and third floors will be used as exhibition 
space. 




Figure 4 - Context Plan 



1 Site Summary 1 


Site Area 


2,813.7 m2 


Proposed GFA 


14,934 


Total FSI 


5.31 


Height 


45.65m 


Vehicle Parking Spaces 


91 


Bicycle Parking Spaces 


188 
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On the southern portion of the subject site will be a 14-storey residential building that steps 
down to 1 1 storeys at its north end and includes three grade-related townhouses fronting onto 
Stephanie Street. The residential building will have an 1 1 -storey massing, with a rectangular floor 
plate aligned parallel with McCaul Street and Stephanie Street. The 11 -storey component will 
have a height of 35.5 metres. 

Above the 11*^ storey the building will step up to 14 storeys at its south end. The upper three 
storeys will have a smaller floorplate (769 square metres gross construction area) that is angled 
offset from the floors below. The height to the top of the roof of the 14*^ floor will be 45.65 metres, 
while the height to the top of the mechanical penthouse will be 50.85 metres. 

The ground floor of the building will contain the residential lobby amenity space and service 
areas, with an overall height of 5.7 metres. A partial mezzanine level will provide space for indoor 
amenity and a property management office. The remaining Floors 2 through 14 will contain 
residential units. 

The residential building will be set back approximately 3.2-4.4 metres from McCaul Street on the 
ground floor, to expand the public realm along the west side on McCaul Street. Floors 2-1 1 above 
would extend beyond the face of the ground floor, with a setback of approximately 2.2 metres 
from McCaul Street. Along Stephanie Street, the building will be set back approximately 1 .9-2.1 
metres to line up with the main front wall of the St. George church. 

Vehicular access to the proposed development is by way of a 6.0 metre wide driveway from 
Stephanie Street. A Type G loading space is located at grade, internal to the building and 
screened from the public street frontages. Access to three levels of underground parking is 
located on the west side of the building. A total of 91 vehicular parking spaces (16 visitor spaces 
and 75 resident spaces) and 211 bicycle parking spaces (42 visitor spaces and 169 resident 
spaces) will be provided. 

A total of 368 square metres of indoor residential amenity space is proposed, located on the 
ground floor and mezzanine level. A total of 381 square metres of outdoor amenity space will be 
provided on the roof of the 11*^ floor. 

A summary of the proposed development is set out in Table 1 : 

Table 1 



Site area: 


2,813.7 sq.m 


Total GFA: 


14,934 sq.m 


FSI: 


5.31 






Height: 


14 storeys (45.65 metres 
excluding mechanical) 


Total Units: 


184 


1 Bedroom 


100 


2 Bedroom 


64 


3 Bedroom 


20 






Indoor amenity space: 


368 m2 


Outdoor amenity space: 


381 m2 


Vehicle parking spaces: 


91 


Bicycle parking spaces: 


211 
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3.2 Required Approvals 



In our opinion, tfie proposed development conforms with the City of Toronto Official Plan and, in 
particular, the proposed residential/private art gallery use is permitted by the applicable Mixed 
Use /Areas designation. Accordingly no Official Plan Amendment is required. 

The proposed development requires amendments to the in-force City of Toronto Zoning By-law 
438-86, as amended, and the new City-wide Zoning By-law 569-2013 in order to permit the 
proposed private art gallery use and to increase the permitted height and density as well as to 
revise other development regulations as necessary to accommodate the proposal. 
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Figure 6 - Roof Plan 
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EAST ELEVATION 



Figure 13 - East elevation 




WEST ELEVATION 



Figure 14 - West eievation 
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4. POLICY AND REGULATORY CONTEXT 



4.1 Overview 

As set out below, the proposed mixed-use development is supportive of the policy directions set 
out in the Provincial Policy Statement, the Growth Plan for the Greater Golden Horseshoe and 
the City of Toronto Official Plan, all of which promote and encourage intensification within built-up 
urban areas, particularly in proximity to transit and other municipal infrastructure. 

4.2 2014 Provincial Policy Statement 

The current Provincial Policy Statement (PPS) came into effect as of April 30, 2014 and provides 
policy direction on matters of provincial interest related to land use planning and development. In 
accordance with Section 3(5) of the Planning Act, all land use planning decisions are required to 
be consistent with the PPS. 

One of the three key policy directions expressed in the PPS is to build strong communities by 
promoting efficient land use and development patterns. To that end, the PPS contains a number 
of policies that promote intensification in built-up urban areas. 

In particular. Policy 1 .1 .3.2 of the PPS promotes densities and a mix of land uses which efficiently 
use land, resources, infrastructure and public service facilities and are transit-supportive, 
where transit is planned, exists or may be developed. Policy 1.1.3.3 provides that planning 
authorities shall identify appropriate locations and promote opportunities for intensification and 
redevelopment, where this can be accommodated taking into account existing building stock 
or areas and the availability of suitable existing or planned infrastructure and public service 
facilities. In addition. Policy 1 .1 .3.4 promotes appropriate development standards which facilitate 
intensification, redevelopment and compact built form, while avoiding or mitigating risks to public 
health and safety 

With respect to housing. Policy 1.4.3 requires provision to be made for an appropriate range of 
housing types and densities to meet projected requirements of current and future residents by 
among other matters, facilitating all forms of residential intensification and redevelopment and 
promoting densities for new housing which efficiently use land, resources, infrastructure and 
public service facilities and support the use of active transportation and public transit. 

The efficient use of infrastructure (particularly transit) is a key element of provincial policy 
(Sections 1.6, 1.6.3 and 1.6.7). With respect to transportation systems. Policy 1.6.7.4 promotes 
a land use pattern, density and mix of uses that minimize the length and number of vehicle trips 
and support the current and future use of transit and active transportation. 

Policy 1.7.1 of the PPS states that long-term prosperity will be supported by optimizing the use 
of land, resources, infrastructure and public service facilities, maintaining and enhancing the 
viability of downtowns and mainstreets, and encouraging a sense of place by promoting well- 
designed built form and cultural planning. 

With respect to energy conservation, air quality and climate change. Policy 1.8.1 requires that 
planning authorities support energy conservation and efficiency improved air quality reduced 
greenhouse gas emissions, and climate change adaptation through land use and development 
patterns which: promote compact form and a structure of nodes and corridors; promote the use 
of active transportation and transit in and between residential, employment and other areas; and 
improve the mix of employment and housing uses to shorten commute journeys and decrease 
transportation congestion. 
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Given that the site is located adjacent to St. George the Martyr Anglican Church and is in 
proximity to the Grange/Grange Park, both of which are designated under Part IV of the Ontario 
Heritage Act, the cultural heritage policies in Section 2.6 of the PPS are relevant. Policy 2.6.1 
directs that significant built heritage resources and significant cultural heritage landscapes shall 
be conserved, while Policy 2.6.3 permits development on lands adjacent to protected heritage 
properties where the proposed development has been evaluated and it has been demonstrated 
that the heritage attributes of the protected heritage property will be conserved. 

For the reasons set out in Section 5.1 of this report, it is our opinion that the proposal is consistent 
with the Provincial Policy Statement and, in particular, the policies relating to residential 
intensification and the efficient use of land and resources. 

4.3 Growth Plan for the Greater Golden Horseshoe 

The Growth Plan for the Greater Golden Horseshoe came into effect on June 16, 2006. 

Similarly to the Provincial Policy Statement, the Growth Plan supports intensification within built- 
up urban areas, particularly in proximity to transit. As noted in Section 2.1 of the Plan: 

" . . Better use of land and infrastructure can be made by directing growth to existing 
urban areas. This Pian envisages increasing intensification of the existing built-up 
area, with a focus on urban growth centres, intensification corridors, major transit 
station areas, brownfield sites and greyfields. Concentrating new development 
in these areas also provides a focus for transit and infrastructure investments to 
support future growth" 

The subject site would be considered an "intensification area" pursuant to the Growth Plan (i.e. 
a focus for accommodating intensification), given that it is located within both an urban growth 
centre and a "major transit station area". A "major transit station area" is defined by the Growth 
Plan as "the area including and around any existing or planned higher order transit station . . . 
Station areas generally are defined as the area within an approximate 500m radius of a transit 
station, representing about a 10-minute walk". In turn, "higher order transit" is defined as transit 
that generally operates in its own dedicated right-of-way outside of mixed traffic, including heavy 
rail (such as subways). 

Policy 2.2.2(1) of the Growth Plan seeks to accommodate population and employment growth by 
among other measures, directing a significant portion of new growth to the built-up areas of the 
community through intensification, focusing intensification in intensification areas, and reducing 
dependence on the automobile through the development of mixed-use, transit-supportive, 
pedestrian-friendly urban environments. 

In this respect. Schedule 3 of the Growth Plan forecasts a population of 3,080,000 and 1 ,640,000 
jobs for the City of Toronto by 2031. The interim population that had been forecast in Schedule 
3 for 2011 was 2,760,000, while the actual 2011 population is estimated at 2,753,000 (i.e. the 
2001-2011 population growth fell short of the forecast by 4.1%). Growth Plan Amendment No. 
2, which came into effect on June 17, 2013, introduces updated forecasts for 2031 and 2041. 
The updated population and employment forecasts for 2031 are 3,190,000 and 1,660,000, 
respectively increasing to 3,400,000 and 1 ,720,000, respectively by 2041 . 

Policy 2.2.3(6) requires municipalities to develop an intensification strategy to be implemented 
through their official plans and other supporting documents, which will, among other things, 
identify intensification areas, recognize urban growth centres, intensification corridors and major 
transit station areas as a key focus for development to accommodate intensification, and include 
density targets for urban growth centres, where applicable. 
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In this latter regard, the site is located within the Downtown Toronto Urban Growth Centre, which 
is to be planned to accommodate a significant share of population and employment growth, 
among other things (Policy 2.2.4(4)). Policy 2.2.4(5) specifies that a minimum gross density 
target of 400 residents and jobs combined per hectare is to be achieved for Downtown Toronto 
by 2031 or earlier. 

Further, Policy 2.2.5(1) requires "major transit station areas" to be designated in official plans 
and planned to achieve both "increased residential and employment densities that support and 
ensure the viability of existing and planned transit service levels" and "a mix of residential, office, 
institutional, and commercial development wherever appropriate". 

Policy 2.2.3(7) provides that all intensification areas will be planned and designed to cumulatively 
attract a significant portion of population and employment growth, provide a diverse and 
compatible mix of land uses, generally achieve higher densities than the surrounding areas and 
achieve an appropriate transition of built form to adjacent areas. 

Finally Policy 3.2.3(2)(a) requires that all decisions on transit planning and investment will 
consider using transit infrastructure to shape growth as well as planning for high residential 
and employment densities that ensure the efficiency and viability of existing and planned transit 
service levels. 

For the reasons set out in Section 5.1 of this report, it is our opinion that the proposal conforms 
with the Growth Plan and, in particular, the policies promoting growth and intensification within 
"urban growth centres" and "major transit station areas". 

4.4 Toronto Official Plan 

The Official Plan for the amalgamated City of Toronto was adopted on November 26, 2002 and 
was approved by the Ontario Municipal Board on July 6, 2006, with the exception of certain 
policies and land use designations, none of which are relevant to the subject application. 

Growth Management Policies 

Chapter 2 (Shaping the City) outlines the growth management strategy It recognizes that: 

"Toronto's future is one of growth, of rebuilding, of reurbanizing and of regenerating 
the City within an existing urban structure that is not easy to change. Population 
growth is needed to support economic growth and social development within the 
City and to contribute to a better future for the Greater Toronto Area (GTA). A 
healthier Toronto will grow from a successful strategy to attract more residents and 
more jobs to the City" 

To that end. Policy 2.1(3) provides that Toronto should accommodate a minimum of 3 million 
residents and 1 .835 million jobs by the year 2031 . The marginal note regarding Toronto's growth 
prospects makes it clear that the 3 million population figure is neither a target nor a maximum; it 
is a minimum: 

"The Greater Toronto Area . . .is forecast to grow by 2.7 million residents and 1.8 
million jobs by the year 2031. The forecast allocates to Toronto 20 percent of 
the increase in population (537,000 additional residents) and 30 percent of the 
employment growth (544,000 additional jobs) . . . This Plan takes the current GTA 
forecast as a minimum expectation, especially in terms of population growth. The 
policy framework found here prepares the City to realize this growth, or even more, 
depending on the success of this Plan in creating dynamic transit oriented mixed 
use centres and corridors." (Our emphasis.) 
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The growth management policies of the Official Plan direct growth to identified areas on Map 2 
(Urban Structure), which include Centres, Avenues, Employment Districts and the Downtown and 
Central Waterfront, where transit services and other infrastructure are available. On Map 2, the 
site is identified as part of the Downtown and Central Waterfront (see Figure 16). 

In Chapter 2 (Shaping the City), one of the key policy directions is Integrating Land Use and 
Transportation (Section 2.2). The Plan states that: 

" . . future growth within Toronto will be steered to areas which are well served 
by transit, the existing road network and which have a number of properties with 
redevelopment potential. Generally the growth areas are locations where good 
transit access can be provided along bus and streetcar routes and at rapid transit 
stations. Areas that can best accommodate this growth are shown on Map 2: 
Downtown, including the Central Waterfront, the Centres, the Avenues and the 
Employment Districts. A vibrant mix of residential and employment growth is seen 
for the Downtown and the Centres . . ." 

Policy 2.2(2) provides that "growth will be directed to the Centres, Avenues, Employment Districts 
and the Downtown as shown on Map 2" and sets out a number of objectives that can be met by 
this strategy including: 

• using municipal land, infrastructure and services efficiently; 

• concentrating jobs and people in areas well served by surface transit and rapid transit stations; 

• promoting mixed use development to increase opportunities for living close to work and to 
encourage walking and cycling for local trips; and 

• facilitating social interaction, public safety and cultural and economic activity 




Figure 16 - Map 2 - Urban Structure 
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Under Section 2.2.1 (''Downtown\Jhe Heart of Toronto"), the Plan recognizes that the Downtown, 
with its dramatic skyline, is Toronto's image to the world and to itself. It is the oldest, most dense 
and most complex part of the urban landscape, with a rich variety of building forms and activities. 
The economic strength of the Downtown includes arts and cultural venues, entertainment 
activities, specialty retailing, lively restaurants and major tourist attractions. 

The Plan notes that every home built within the Downtown offsets the need for in-bound 
commuting each day Policy 2.2.1 (1 ) provides that "Downtown will continue to evolve as a healthy 
and attractive place to live and work as new development that supports the reurbanization 
strategy and the goals for Downtown is attracted to the area". In particular, the policies support 
development which provides "a full range of housing opportunities for Downtown workers and 
reduces the demand for in-bound commuting". 

The Plan states that Downtown is increasingly seen as an attractive place to live and that new 
housing in the Downtown makes an important contribution to the economic health of the City 
Policy 2.2.1(4) provides that "a full range of housing opportunities" will be encouraged through, 
among other things, residential intensification in the Mixed Use Areas designations in the 
Downtown. 

Section 2.3.1 sets out policies for creating and maintaining Healthy Neighbourhoods by focusing 
most new residential development in Centres, along Avenues and in other strategic locations, to 
help preserve the shape and feel of established neighbourhoods. Policy 2.3.1(2) requires that 
developments in Mixed Use Areas that are adjacent or close to Neighbourhoods: 

a) be compatible with those Neighbourhoods; 

b) provide a gradual transition of scale and density through the stepping down of 
buildings towards and setbacks from those Neighbourhoods; 

c) maintain adequate light and privacy for residents in those Neighbourhoods; and 

d) attenuate resulting traffic and parking impacts on adjacent neighbourhood streets so 
as not to significantly diminish the residential amenity of those Neighbourhoods. 

Section 2.4 ("Bringing the City Together: A Progressive Agenda of Transportation Change") notes 
that: 

"This Plan integrates transportation and land use planning at both the local and 
regional scales . . . In addition to policies regarding the physical infrastructure 
of the City's transportation system, we need complementary policies to make 
more efficient use of this infrastructure and to support the goal of reducing car 
dependency throughout the City . . . Achieving a more intense, mixed use pattern 
of development will increase both the opportunity and the need to plan for better 
pedestrian and cycling conditions. It will also minimize the long term need for costly 
infrastructure, in the form of additional transit and road capacity to meet the City's 
growing transportation demands . . ." 

Policy 2.4(3) directs that planning for new development in targeted growth areas be undertaken 
in the context of reducing auto dependency and provides that the transportation demands 
and impacts of such new development will be assessed in terms of the broader social and 
environmental objectives of the Plan's reurbanization strategy 

Policy 2.4(4) further provides that, for sites in areas well serviced by transit including locations 
around key subway stations and along major surface transit routes, consideration will be given to 
establishing minimum density requirements (in addition to maximum density limits), establishing 
minimum and maximum parking requirements, and limiting surface parking as a non-ancillary 
use. 
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Land Use Designation Poiicies 

As shown on Figure 17, the site is designated Mixed Use Areas on the Land Use Plan (Map 
18). Surrounding lands to the east and south are also designated Mixed Use Areas, while the 
lands to the north on the west side of McCaul Street (including OCAD University and the Art 
Gallery of Ontario) are designated Institutionai Areas and the lands west of the site (including St. 
George the Martyr church, University Settlement and the Gallery Towers apartment building) are 
designated Neighbourhoods. Grange Park is designated Parte and Open Space Areas - Parl<s. 
Lands south of Queen Street West are designated Regeneration Areas and form part of the King- 
Spadina Secondary Plan. 

The M/xec/Use/Areasdesignation permits a broad range of commercial, residential and institutional 
uses in single-use or mixed-use buildings. The Plan envisions that development in Mixed Use 
Areas will create a balance of high quality commercial, residential, institutional and open space 
uses that reduces automobile dependency and meets the needs of the local community while 
providing for new jobs and homes for Toronto's growing population on underutilized lands in the 
Downtown and elsewhere. 

Policy 4.5(2) sets out a number of criteria for development within the Mixed Use Areas designation, 
including: 

• locating and massing new buildings to provide a transition between areas of different 
development intensity and scale, through means such as providing appropriate setbacks 
and/or stepping down of heights, particularly towards lower scale Neighbourhoods; 

• locating and massing new buildings so as to adequately limit shadow impacts on adjacent 
Neighbourhoods, particularly during the spring and fall equinoxes; 

• locating and massing new buildings to frame the edges of streets and parks with good 
proportion and maintaining sunlight and comfortable wind conditions for pedestrians on 
adjacent streets, parks and open spaces; 

• providing an attractive, comfortable and safe pedestrian environment; 

• taking advantage of nearby transit services; and 

• providing good site access and circulation and an adequate supply of parking for residents 
and visitors. 




Figure 17- Map 18: Land Use 
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Built Form Policies 

The Official Plan recognizes the importance of good urban design, not just as an aesthetic 
overlay, but also as an essential ingredient of city-building. It demands high quality architecture, 
landscape architecture and urban design, both within the public realm and within the privately- 
developed built form. The Plan recognizes that, as intensification occurs in the Downtown 
and elsewhere in the City there is an extraordinary opportunity to build the next generation of 
buildings and to create an image of Toronto that matches its status as one of the great cities of 
North America. 

In putting forward policies to guide built form, the Plan states that developments must be conceived 
not only in terms of the individual building site and program, but also in terms of how that building 
and site fit within the context of the neighbourhood and the City (Section 3.1 .2). 

Policy 3.1 .2(1) provides that new development will be located and organized to fit with its existing 
and/or planned context. Relevant criteria include: 

• generally locating buildings parallel to the street with a consistent front yard setback; 

• on corner lots, locating development along both adjacent street frontages and giving 
prominence to the corner; 

• locating main building entrances so that they are clearly visible and directly accessible from 
the public sidewalk; and 

• providing ground floor uses that have views into and, where possible, access to adjacent 
streets. 

Policy 3.1.2(2) requires that new development locate and organize vehicle parking, vehicular 
access, service areas and utilities to minimize their impact on the property and surrounding 
properties by among other things: 

• using shared service areas where possible within development block(s) including public and 
private lanes, driveways and service courts; 

• consolidating and minimizing the width of driveways and curb cuts across the public sidewalk; 

• integrating services and utility functions within buildings where possible; 

• providing underground parking where appropriate; and 

• limiting surface parking between the front face of a building and the public street or sidewalk. 

Policy 3.1.2(3) sets out policies to ensure that new development will be massed and its exterior 
fagade will be designed to fit harmoniously into its existing and/or planned surrounding context, 
and will limit its impact on neighbouring streets, parks, open spaces and properties by: 

• massing new buildings to frame adjacent streets and open spaces in a way that respects the 
existing and/or planned street proportion; 

• incorporating exterior design elements to influence the character, scale and appearance of 
the development; 

• creating appropriate transitions in scale to neighbouring existing and/or planned buildings; 

• providing for adequate light and privacy; 

• adequately limiting any resulting shadowing of, and uncomfortable wind conditions on, 
neighbouring streets, properties and open spaces, having regard for the varied nature of 
such areas; and 

• minimizing any additional shadowing and uncomfortable wind conditions on neighbouring 
parks as necessary to preserve their utility 
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Policy 3.1.2(4) provides that new development will be massed to define the edges of streets, 
parks and open spaces at good proportion. Taller buildings will be located to ensure adequate 
access to sky view for the proposed and future use of these areas. 

Policy 3.1.2(5) requires that new development provide amenity for adjacent streets and open 
spaces to make these areas attractive, interesting, comfortable and functional for pedestrians 
by providing: 

• improvements to adjacent boulevards and sidewalks respecting sustainable design elements, 
including trees, shrubs, hedges, plantings or other ground cover, permeable paving materials, 
street furniture, curb ramps, waste and recycling containers, lighting and bicycle parking 
facilities; 

• co-ordinated landscape improvements in setbacks to create attractive transitions from the 
private to public realms; 

• weather protection such as canopies and awnings; and 

• landscaped open space within the development site. 

Cultural Heritage Policies 

Policy 3.1.5(1) states that significant heritage resources will be conserved either by listing 
properties of architectural and/or historic interest on the City's Inventory of Heritage Properties or 
by designating them and entering into conservation agreements, as well as by designating areas 
with a concentration of heritage resources as Heritage Conservation Districts. Policy 3.1.5(2) 
provides that a Heritage Impact Statement may be requested for development proposals on 
properties on the City's Inventory of Heritage Properties and directs that development adjacent 
to properties on the Inventory of Heritage Properties will respect "the scale, character and form 
of the heritage buildings and landscapes". 

Housing Policies 

The Plan's housing policies support a full range of housing in terms of form, tenure and 
affordability across the City and within neighbourhoods, to meet the current and future needs of 
residents (Policy 3.2.1(1)). Policy 3.2.1(2) provides that new housing supply will be encouraged 
through intensification and infill that is consistent with the Plan. 

4.5 Zoning 

The in-force Zoning By-law applying to the subject site is former City of Toronto Zoning By-law 
438-86, as amended. The site is included in the new City-wide Zoning By-law No. 569-2013, 
which was enacted by City Council on May 9, 2013; however, it is subject to numerous appeals 
to the Ontario Municipal Board and therefore is not yet in force. 

By-law No. 438-86 

The site is zoned Residential (R3 Z2.0), with a height limit of 14.0 metres, by City of Toronto 
Zoning By-law 438-86, as amended (see Figures 18 and 19, Zoning Maps) 

The R3 Z2.0 zoning permits a full range of residential uses, including an apartment building, 
as well as a limited range of public and institutional uses. The Z2.0 zoning provision permits a 
maximum residential density of 2.0 times the area of the lot. 

The site is subject to the following exceptions in Section 12 of Zoning By-law 438-86: (1)3(a), 
(1)61, (1)116, (1)232, (1)233, (2)92, and (2)132. Among the exceptions pertaining to the site are: 

• the maximum permitted Gross Floor Area of a residential building may not exceed a floor 
space index of 1 .5, unless 25% of the units are assisted housing units; and 

• buildings are not permitted for commercial use unless the same commercial use was 
permitted and used in whole or in part on the lot on February 25, 1975. 
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Figure 18 -438-86: Zoning 




Figure 19- 438-86: i-ieigiit 
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By-law No. 569-2013 

The site is zoned R (f4.5; d2.0) (x693) pursuant to the new City-wide Zoning By-law No. 569-2013 
(see Figure 20). The R (Residential) zone permits a full range of residential uses and a limited 
range of public and institutional uses, subject to with conditions. The height limit across the site 
is 14.0 metres (see Figure 21). 

The zoning permits a maximum residential density of 2.0 times the area of the lot and requires 
a minimum lot frontage of 4.5 metres. The site is also subject to the provisions of Exception R 
693, which provide that: 

• the maximum permitted Gross Floor Area of a residential building may not exceed a floor 
space index of 1 .5, unless 25% of the units are assisted housing units; 

• the site is subject to Exception R 7, which pertains to uses with conditions for Nursing Homes, 
Retirement Homes and Religious Residences; and 

• the site is subject to Sections 12(1)116, 12(1)232 and 12(1)233 of former City of Toronto 
By-law 438-86. 




Figure 20 - 569-2013: Zoning 
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Figure 21 -569-2013: Height 
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4.6 Queen Street West, Baldwin & The Grange Urban Design Guidelines 

The Queen Street West, Baldwin & the Grange Urban Design Guidelines pertain to the lands on 
the north and south sides of Queen Street West, between Simcoe Street and Spadina Avenue 
(extending to Cameron Street on the north side of Queen Street West), as well as two additional 
areas to the north of Dundas Street West (Grange Galleries and Baldwin Village). While the 
subject site is not located within the areas addressed by the Guidelines, it is located one block 
north of the Queen Street West Area of Special Identity, which is bounded on the north by 
Renfrew Place. 

The Guidelines are intended to enhance both the pedestrian orientation of the commercial 
strips and the streetscape within the three Areas of Special Identity In particular, the Guidelines 
require that the main floor be located at grade, that below-grade commercial space not be 
directly accessible from the street, and that new buildings be at least two storeys in height and 
approximately the same height as neighbouring buildings. 

4.7 Tall Building Design Guidelines 

On May 8, 2013, City Council adopted the City-Wide Tall Building Design Guidelines, which 
update and replace the "Design Criteria for the Review of Tall Building Proposals" (2006) and the 
"Downtown Tall Buildings Vision and Performance Standards Design Guidelines" (2012). Area- 
specific aspects of the 2012 Downtown Guidelines are included in the consolidated "Downtown 
Tall Buildings: Vision and Supplementary Design Guidelines" (2013). The updated Downtown 
Guidelines apply together with the City-wide Guidelines to proposals located within the Downtown. 

The document specifically notes that the Guidelines are "intended to provide a degree of certainty 
and clarity of common interpretation, however, as guidelines, they should also be afforded some 
flexibility in application, particularly when looked at cumulatively". Policy 5.3.2(1) of the City of 
Toronto Official Plan provides that, while guidelines and plans express Council policy they are not 
part of the Plan unless the Plan has been specifically amended to include them, and do not have 
the status of policies in the Official Plan adopted under the Planning Act 

The Guidelines include sections related to site context, site organization, tall building massing and 
pedestrian realm. The proposed building would technically be considered a tall building pursuant 
to the Tall Building Design Guidelines, given that the proposed building height of approximately 
45.65 metres (excluding mechanical penthouse) is greater than the right-of-way width of McCaul 
Street in front of the subject site (18.5 metres). However, the proposed 14-storey building height 
is less than the 1 5 storeys specified for tall buildings in the Downtown Tall Buildings Vision Height 
Map and the form and design of the building employs a mid-rise building typology rather than a 
tall building typology 

It is noted that McCaul Street is not identified as a "High Street" on the Downtown Tall Buildings 
Vision Height Map i.e. the subject site is not identified as an appropriate location for a tall building 
over 15 storeys in height. Grange Park is identified as a "Signature Park" in the Downtown Tall 
Building Guidelines. The applicable design guideline requires that tall buildings be located and 
designed to not cast new net shadows on "Signature Parks" between 10:00 a.m. and 4:00 p.m. 
on September 21'*. 

4.8 Mid-Rise Building Guidelines 

On July 1 0, 201 0, City Council adopted a staff recommendation to use the Performance Standards 
for Mid-Rise buildings proposed in the "Avenues & Mid-Rise Buildings Study" (May 2010) in 
evaluating mid-rise building development proposals on the Avenues for a monitoring period of 
approximately two years. The July 2010 Council decision directed that, prior to the end of the 
monitoring period, staff was to report back to the Planning and Growth Management Committee 
on the effectiveness of the Performance Standards and potential implementation measures. 
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On November 13, 2013, Council adopted a staff recommendation to extend the monitoring 
period to the end of 2014 to allow staff to complete consultations on the effectiveness of the Mid- 
Rise Building Performance Standards, and to direct the Chief Planner to report to the Planning 
and Growth Management Committee at the conclusion of the monitoring period regarding any 
modifications to the Performance Standards. 

Section 3 of the Mid-Rise Building Guidelines provides a series of Performance Standards that 
are intended to influence the design of mid-rise buildings along Avenues. The Performance 
Standards are designed to ensure that Avenues are developed in an appropriate and context- 
sensitive manner. In that respect, they are guided by the objective to create healthy liveable and 
vibrant main streets while protecting the stability and integrity of adjacent neighbourhoods. The 
Guidelines' key provisions include the following: 

• Buildings are moderate in height and should be no taller than the width of the Avenue right- 
of-way 

• The minimum ground floor height should be 4.5 metres to facilitate retail uses at grade. 

• Buildings should provide an appropriate transition in scale to adjacent neighbourhoods, 
taking into account a 45 degree angular plane. 

• Building frontages exceeding 60 metres should be articulated to ensure that facades are not 
overly long. 

• Buildings should reflect design excellence and green building innovation, utilizing high-quality 
materials. 

• Sidewalks should be wide enough to include and support trees, generate a lively pedestrian 
culture and ensure accessibility for all. 

The Performance Standards recognize that exceptions may sometimes be warranted and that at 
times a project that strives for excellence in design can demonstrate that a specific guideline is 
not appropriate in that instance. 

Although the Study and supporting Guidelines do not directly apply to the subject proposal, in 
that it is not situated on an Avenue and it exceeds a 1 :1 ratio to the McCaul Street right-of-way 
the proposed building typology is that of a mid-rise building. Accordingly we have had regard 
to the Mid-Rise Building Guidelines in evaluating the proposed built form and urban design in 
Section 5.5 of this report. 
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5.1 Intensification 

The proposed mixed-use intensification on the subject site is supportive of policy directions 
articulated in the Provincial Policy Statement, the Growth Plan for the Greater Golden Horseshoe 
and the City of Toronto Official Plan, all of which promote intensification on sites well served by 
municipal infrastructure. 

The subject site is located in the Downtown, which has been identified as an Urban Growth 
Centre in the Growth Plan. The subject site is also located within 500 metres of both the St. 
Patrick and Osgoode subway stations, which are "major transit station areas" as defined by the 
Growth Plan. Urban Growth Centres are to accommodate a significant share of population and 
employment growth, while the Growth Plan directs that increased densities should be promoted 
in "major transit station areas" in order to support and ensure the viability of existing and planned 
transit service levels. Furthermore, Policy 2.4(4) of the Official Plan provides for intensified 
development, with minimum density requirements and limits on parking, for sites in areas such 
as this which are well serviced by transit. 

Strong policy support is expressed in the Official Plan for new housing in the Downtown, which is 
intended to minimize in-bound commuting and provide homes for Downtown workers. The Official 
Plan specifically encourages residential intensification in Mixed Use Areas in the Downtown 
(Policy 2.2.1 (4)). 

The Mixed Use Areas designation which applies to the subject site is one of four land use 
designations intended to accommodate most of the increased jobs and population anticipated 
by the Official Plan's growth strategy The location of the subject site relative to employment, 
institutional, retail and entertainment uses within the area means that walking and cycling are 
viable alternative modes of transportation. Residential intensification on the subject site would 
support transit ridership and allow residents to take advantage of the wide array of shops, 
services, restaurants and other facilities in the surrounding area. 

The optimization of density on the subject site is consistent with both good planning practice 
and overarching Provincial and City policy direction, subject to achieving appropriate built form 
relationships. The current use of the site predominantly for surface parking, with interspersed 
low-rise buildings, represents an underutilization of land and infrastructure within the Downtown, 
and does not reflect the site's planned function as articulated in the provincial and municipal 
planning framework as set out above. 

Within the explanatory text in Section 2.1 of the Official Plan, it is noted that, by making better 
use of existing urban infrastructure and services before introducing new ones on the urban fringe, 
reurbanization helps to reduce demands on nature and improves the livability of the urban region 
by: reducing the pace at which the countryside is urbanized; preserving high quality agricultural 
lands; reducing reliance on the private automobile; reducing greenhouse gas emissions; and 
reducing consumption of non-renewable resources. 

5.2 Land Use 

The subject site is designated Mixed Use Areas in the Official Plan. The designation provides for a 
broad range of commercial, residential and institutional uses, in single use or mixed-use buildings. 
The proposed mix of residential and art gallery uses on the subject site will implement the overall 
planning objectives of the Mixed Use Areas designation and implement the development criteria 
set out in Policy 4.5(2) of the Official Plan by creating a balance of high quality commercial and 
residential uses in a manner that reduces automobile dependency and meets the needs of the 
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local community, accommodating additional job opportunities through the proposed new gallery 
space, and providing for new homes for Toronto's growing population. 

The objective of the Official Plan in intensifying Mixed Use Areas is that of reurbanization. It is 
anticipated that residents will be able to live, work and shop in the same area, giving people an 
opportunity to depend less on their cars and creating districts in the Downtown that are animated, 
attractive and safe during the day and at night. The ground floor residential amenity areas and 
art gallery uses will help to create an animated street frontage along McCaul Street, while the 
residential units above will provide additional living opportunities within the area. 

The current R3 zoning on the subject site does not fully reflect the land use permissions or policy 
intent of the Mixed Use Areas designation as it permits only a limited range of non-residential 
uses on the subject site. In particular, the new art gallery use is not permitted under the R3 
zoning category In our opinion, the art gallery is a desirable use on the subject site, given the 
site's proximity to cultural and educational institutions and the Official Plan policies promoting a 
broad mix of uses within the Downtown and the Mixed Use Areas designation. 

The Official Plan recognizes that there are important clusters of arts and culture activities 
concentrated in the Downtown, while the Mixed Use Areas designation promotes a range of 
uses that includes institutional and cultural activities. The new gallery would be located within a 
cluster of arts and culture activities focused around the recently renovated Art Gallery of Ontario 
(AGO) and OCAD University (formerly the Ontario College of Art and Design). The introduction 
of the new gallery space would continue to support this area of the Downtown as a destination 
for arts, education and cultural facilities. In this regard, it is noted that the existing building at No. 
60 McCaul Street is currently being used as a sculpture/installation space for OCAD University 

5.3 Height, Massing and Density 

In our opinion, and as noted in Section 5.1 above, the subject site is an appropriate location 
for intensification in land use policy terms. From a built form perspective, the subject site is 
a contextually appropriate location for a street-related mid-rise building given its overall size, 
proximity to transit service and proximity to a number of other existing and approved mid-rise 
buildings in the surrounding area. 

The proposed residential building has been designed having regard for the existing height 
context along the west side of McCaul Street (see Figure 22: McCaul Street Elevation). The 
main 1 1 -storey component of the proposed building has an overall height of 35.5 metres (1 16.5 
feet). This height corresponds to the datum established by the roof of the two-storey pavilion of 
the OCAD Sharp Centre for Design, which has an overall height of 36.6 metres (120 feet). The 
height to the roof of the 14*^ floor (45.65 metres) responds to the height datum established by 
the skylight of the Art Gallery of Ontario (42.7 metres). Accounting for the difference in grade at 
the respective properties, the height of the proposed 14-storey building has a similar Canadian 
Geodetic Datum (CGD) to that of the AGO building, being approximately 139 metres. 

Within the broader urban context, the proposed height of the residential building (45.65 metres 
to the top of the 14*^ Floor) is within the range of heights of existing and approved buildings in the 
surrounding area (see Figure 23: Height Map), including: 

• the Village-by-the-Grange complex, which includes a range of building heights up to 15 
storeys (20 St. Patrick Street); 

• the 18-storey residential building at 96 St. Patrick Street (52.0 metres); 

• the 1 1 -storey condominium building at 22 McCaul Street (30.5 metres); and 

• the 24-storey Gallery Towers at 50 Stephanie Street (63.9 metres). 
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In this regard, the pattern of heights within the surrounding area, while generally stepping 
down from east to west, do not display a uniform height transition. Within this context, the 
proposed height of the residential building (1 1 storeys, with a 14-storey building element) will "fit" 
harmoniously into its existing and planned context. 

The proposed 3-storey art gallery building on the north portion of the property will comply with 
the height limit specified in the underlying Zoning By-law (14.0 metres), but will provide a greater 
degree of street enclosure than the existing single-storey building. 

The building height and massing respond to the surrounding context by respecting heights along 
this stretch of McCaul Street and by providing continuity to the manner in which buildings frame 
the perimeter of Grange Park. 

The 11 -storey streetwall height of the main residential building massing will create a mid-rise 
condition that reinforces the mid-rise streetwall on the east side of McCaul Street (Village-by-the- 
Grange) and will continue the 1 1 -storey streetwall created by the 22 McCaul building to the south. 
The 14-storey angled building element at the corner of McCaul Street and Stephanie Street will 
add visual interest by deviating from the otherwise rectilinear building form along McCaul Street 
and will give prominence to the intersection, as directed by the applicable Official Plan policies. 

In our opinion, the proposed density of 5.31 FSI is appropriate and desirable. Firstly it is important 
and appropriate from a planning policy perspective to optimize density on the subject site given 
its location within the Downtown and in proximity to two subway stations and two streetcar lines. 
Secondly it is noted that the Official Plan does not generally include density limitations and 
specifically does not do so in the case of the subject site. The Official Plan provides that land use 
designations are generalized, leaving it to the Zoning Bylaw to "prescribe the precise numerical 
figures and land use permissions that will reflect the tremendous variety of communities across 
the City". Accordingly it is reasonable to establish an appropriate density for the subject site 
based on specific built form design, context and urban structure considerations, rather than on 
the basis of density numbers. 

5.4 Built Form Impacts 

In our opinion, the proposed development will have no unacceptable built form impacts on 
the surrounding streets, open spaces and properties and, in particular, on lands designated 
Neighbourhoods. 

The Official Plan development criteria applying to the Mixed Use Areas designation have a 
particular focus on potential built form impacts on adjacent lower-scale Neighbourhoods. In 
particular. Policy 4.5(2)(c) requires buildings to be located and massed to provide a transition 
through appropriate setbacks and/or a stepping down of heights towards lower-scale 
Neighbourhoods, while Policy 4.5(2)(d) requires buildings to be located and massed so as to 
adequately limit shadow impacts on adjacent Neighbourhoods. 

In this regard, the subject site is located adjacent to a Neighbourhoods designation that applies to 
properties to the immediate west on the north and south sides of Stephanie Street. However, on 
the north side of Stephanie Street, the designation includes the St. George church, the University 
Settlement recreation centre and the 24-storey Gallery Towers apartment building, none of which 
are low-rise residential uses. The closest low-rise residential use within the Neighbourhoods 
designation is located to the southwest of the subject site on the south side of Stephanie Street 
(Nos. 45-47 Stephanie Street and 31-39 Beverley Street). This strip of low-rise residential 
properties is bounded on its east by a 4-storey apartment building (within the Neighbourhoods 
designation) and on its south by an 1 1 -storey condominium building, currently under construction 
(12 Degrees, 15-27 Beverley Street). 



□ 
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Light, View, Privacy 

Light, View and Privacy (LVP) impacts are generally dealt with through a combination of 
spatial separation, orientation and mitigating measures between buildings. In this regard, the 
City through its Official Plan policies. Zoning By-laws and urban design guidelines, seeks to 
ensure that development has minimal impact on the pedestrian realm and the surrounding area, 
including adjacent properties, parks and low-rise neighbourhoods, specifically with regard to 
adequate sunlight. 

City of Toronto Zoning By-law 438-86 (which is applicable to the subject site) has minimum 
standards for LVP separation distances between buildings containing dwelling units in mixed- 
use zones (such as Commercial Residential CR zones), which include a setback of 5.5 metres 
from residential windows of principal rooms to lot lines that are not street lines, and 1 1 .0 metres 
between facing windows of principal residential rooms on the same site. 

Given that the art gallery will not contain residential units, there are no concerns with respect to 
LVP impacts with this component of the proposal. The following outlines the LVP conditions for 
the proposed residential building: 

• Along the front (east) fagade, there will be no unacceptable LVP impacts given the approximate 
18.5 metre wide right-of-way separating the proposed building from the residential uses on 
the east side of McCaul Street together with the proposed 2.2 metre setback to the residential 
floors (Floors 2-11); 

• Along the north fagade, the residential building will be set back approximately 6.0 metres 
from the proposed art gallery and, accordingly there will be no LVP impacts; 

• To the south, the street-related townhouses and residential units located in the upper 
storeys will be separated by the width of the Stephanie Street right-of-way (approximately 
14.0 metres) and the proposed building setback of 1.9-2.1 metres from the residential uses 
located at 22 McCaul Street; and 

• Along the rear (west) fagade, there will be no unacceptable LVP impacts given that the 
adjacent uses are a church and a recreation centre. 

• In conclusion, it is our opinion that the resulting LVP conditions are appropriate within an 
urban context. 

Sliadow Impacts 

In order to assess shadow impacts, a shadow study was undertaken by ArchitectsAlliance for the 
proposed development at June 21'*, March 21'* and September 21'* for each hour between 9:18 
a.m. and 6:18p.m. In this regard, the applicable Official Plan policies (Policies 3.1 .2(3) and 4.5(2) 
(d)) focus on the spring and fall equinoxes and assign a particular importance to shadow impacts 
on parks and on low-rise Neighbourhoods designations. 

In this regard, the closest designated park. Grange Park, is located to the northwest of the 
subject site. The shadow study shows that on March/September 21'* at 9:18 a.m. there is 
minor incremental impact on a landscaped area at the terminus of Grange Road at the extreme 
southeast corner of the park. By 9:33 a.m. to 9:48 a.m., the incremental shadowing falls only on 
the Grange Road right-of-way and, by 10:03 a.m., the shadow cast moves off the park entirely 
On June 21'*, there is no incremental shadow impact on the park at any time of day 

As noted in Section 2.2 of this report. Grange Park is the subject of an ongoing process to restore 
and revitalize the park. The preliminary concept plan presented at April 2014 open houses 
show that the area of the park which would experience minor incremental shadowing between 
9:18 a.m. and 10:03 a.m. will continue to be used for pathway connections as well as treed and 
grassed areas. 
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In our opinion, the resulting shadow impact would be minor and acceptable and would not 
negatively affect the utility of the park, in accordance with the applicable Official Plan policies. In 
this regard, the Downtown Tall Building Guidelines, which identify Grange Park as a "Signature 
Park", direct that tall buildings be located and designed to not cast new net shadows on such parks 
between 10:00 a.m. and 4:00 p.m. on September 21'*. In this regard, the proposed residential 
building will not cast any new shadows on the park at the prescribed times. 

With respect to shadow impacts on Neighbourhoods, the closest Neighbourhoods designated 
lands are located immediately to the west and are occupied by St. George church and the 
University Settlement recreation centre. The shadow study shows that, on March/September 
21'* between 9:18 a.m. and 12:00 p.m., there will be minor incremental shadow impact on 
these properties. The shadow study also shows that the church property currently experiences 
shadowing from the 11 -storey residential building at 22 McCaul Street and the 8-storey office 
building at 179 John Street. After 12:00 p.m., the incremental shadows fall upon properties 
designated Mixed Use Areas fronting the east and west sides of McCaul Street. 

Based on the foregoing, it is our opinion that the incremental shadow impact on adjacent 
Neighbourhoods would be acceptable and would be "adequately limited" in accordance with the 
applicable Official Plan policies. 

Pedestrian Level Wind Impacts 

Novus Environmental has prepared a Preliminary Pedestrian Wind Review to estimate the wind 
comfort conditions associated with the proposed development. 

The study predicted that existing summer winds, rated as sitting and/or standing throughout the 
study area will remain with the proposed development present. For select seating areas of the 
12th floor exterior amenity terrace, wind control measures are recommended and should be 
considered prior to filing a site plan approval application. 

During the winter, existing wind comfort levels ranged from sitting to leisurely walking along all 
streets bordering the subject site. With the proposed development present, similar conditions 
were generally noted overall with some change predicted in a few areas. These include portions 
of the sidewalks around the Art Gallery (winds achieved leisurely walking), and south of the 
proposed development on Stephanie Street. In this area, winter winds increased to leisurely 
walking and to fast walking in a limited area. Overall, the resultant wind comfort conditions are 
satisfactory 

Wind comfort in Grange Park was not affected by the proposed development. The wind safety 
criterion was predicted to be met with the proposed development present. 

5.5 Urban Design 

The proposed buildings will be high-quality additions to the area, in conformity with the built 
form policies of the Official Plan and in keeping with the Tall Building Design Guidelines and the 
"Avenues & Mid-Rise Buildings Study". 

The proposed development will replace existing surface parking lots and create an attractive and 
desirable streetscape along McCaul Street, Stephanie Street and Grange Road. The buildings 
will contribute to the reurbanization of the McCaul Street frontage and will be set well back at 
grade in order to create a widened public realm along McCaul Street, which is well used by 
pedestrians going to and from OCAD University and other facilities in the area. 

The proposed urban design and built form conform with the development criteria set out in 
Policies 3.1.2(1), 3.1.2(2), 3.1.2(3), 3.1.2(4), 3.1.2(5), 3.1.2(6) and 4.5(2) of the Official Plan. In 
particular, the proposal will: 
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• locate the new buildings parallel to McCaul Street to frame the street with good proportion; 

• locate the buildings along both the Stephanie Street and Grange Road frontages, with a front 
yard setback along Stephanie Street that is consistent with the setback to St. George the 
Martyr Anglican Church; 

• locate the main residential entrance so that it is clearly visible and accessible from the public 
sidewalk along McCaul Street; 

• provide ground floor uses, including the residential lobby amenity space and grade-related 
townhouse units, that will enhance the safety amenity and animation of the adjacent streets; 

• provide vehicular access from Stephanie Street to eliminate curb cuts across the McCaul 
Street sidewalk; 

• screen the loading area, garbage storage and parking ramp by internalizing these functions 
within the building; 

• provide all parking underground; 

• provide improvements to adjacent boulevards and sidewalks, including the planting of 3 
street trees along Stephanie Street; 

• provide landscape improvements in the proposed building setbacks along McCaul Street and 
Stephanie Street to create a widened public realm, including 4 new trees along the McCaul 
Street frontage; and 

• provide indoor and outdoor amenity space for residents. 

Although the Tall Building Design Guidelines are not applicable to the proposal, inasmuch as the 
proposed building design employs a mid-rise building typology and the 11 to14-storey building 
height is less than the 15-storey minimum used in the Downtown Tall Buildings Vision Height 
Map, the building is generally in keeping with the relevant performance standards set out in the 
Guidelines, which include the following: 

1.1 Context Analysis requires evaluation of the existing and planned context and a design 
response taking into account the patterns, opportunities and challenges within the surrounding 
area. 

• The proposed building fits into the pattern of mid- and high-rise development in the vicinity of 
the subject site. The building height and massing responds to the surrounding context and 
appropriately frames the perimeter of Grange Park to the northwest. 

1 .3 Fit and Transition in Scale seeks to ensure that tall buildings fit within the existing or planned 
context and provide an appropriate transition in scale down to lower-scaled buildings, parks and 
open space. 

• The proposed design is appropriately scaled, fits into the existing and planned context in the 
vicinity and provides an appropriate transition towards Grange Park and the listed heritage 
building on the north side of Grange Road (74-76 McCaul Street). The residential building 
steps down in height from south to north 14-storeys to 11 -storeys. The 3-storey art gallery 
provides a further transition in height towards the north end of the subject site. 

1.4 Sunlight and Sky View recommends locating and designing tall buildings to protect access 
to sunlight and sky view within the surrounding context of streets, parks, public and private open 
space, and other shadow sensitive areas. 

• The shadow impacts of the proposal on surrounding streets, parks and open spaces are 
limited, due to its mid-rise height. Shadow impacts are discussed in detail in Section 5.4 
above. 
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2.1 Building Placement recommends locating the base of tall buildings to frame the edges of 
streets, parks and open space, reinforce corners, and to fit harmoniously within the existing 
context. 

• The residential building will be situated along the front and flanking property lines, parallel to 
McCaul Street and Stephanie Street. Along Stephanie Street, the ground floor of the building 
aligns with the adjacent Church to the west, and is setback along McCaul Street to provide for 
a widened sidewalk. The gallery building is aligned parallel with McCaul Street and Grange 
Road. 

2.2 Building Address and Entrances recommends organizing tall buildings to use existing or new 
public streets for address and building entrances, and ensuring that primary building entrances 
front onto public streets, are well-defined, clearly visible, and universally accessible from the 
adjacent public sidewalk. 

• The primary entrance for the residential building is located on McCaul Street. The three 
grade-related townhouses will have entrances directly from Stephanie Street. The primary 
entrance for the gallery building will be taken from Grange Road. All entrances are clearly 
visible and directly accessible from a public street. 

2.3 Site Servicing. Access and Parking encourages locating "back of house" activities, such as 
loading, servicing, utilities and vehicle parking, underground or within the building mass, away 
from the public realm and public view. 

• The loading area and underground parking ramp are located internal to the site, away from 
the view of the adjacent streets, accessed via the private driveway from Stephanie Street. 

3.1.2 Street Animation encourages lining the base building with active, grade-related uses to 
promote a safe and animated public realm. 

• The proposed ground floor gallery uses and residential lobby and amenity area will promote 
a safe and animated street frontage. 

3.1.3 First Floor Height encourages the provision of a minimum first floor height of 4.5 metres, 
measured floor-to-floor from average grade. 

• The proposal is well designed in this regard, with the residential building providing a ground 
floor height of 5.7 metres. The gallery building has a ground floor height of 4.65 metres. 

3.1 .4 Facade Articulation and Transparency recommends articulating the base building with high- 
quality materials and design elements that fit with neighbouring buildings and contribute to a 
pedestrian scale; and providing clear, unobstructed views into and out from ground floor uses 
facing the public realm. 

• The base element is designed to respect the scale of buildings along McCaul Street and 
includes articulation, use of inset balconies, and the use of vertical precast banding to help 
break up the fagade along McCaul Street. The base element is clad with storefront glazing on 
the north and east elevations providing a high degree of permeability at grade. 

4.1 Streetscape and Landscape Design encourages the provision of high-quality sustainable 
streetscape and landscape design between the tall building and adjacent streets, parks and 
open space. 

• The proposal includes an enhanced streetscape and new street trees along the McCaul 
Street and Stephanie Street frontages of the subject site. 

Although the Avenues & Mid-Rise Buildings Study is not directly applicable to the proposal, 
inasmuch as the site is located in the Downtown and is not located along an Avenue, the proposed 
building has a mid-rise height and typology The proposed building design is substantially in 
accordance with the relevant performance standards: 
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Performance Standard #1 : Maximum Allowable Height recommends that the maximum allowable 
height of buildings on the Avenues be no taller than the width of the Avenue right-of-way, up to a 
maximum height of 1 1 storeys (36 metres). 

• The right-of way width of McCaul Street is approximately 18.5 metres in front of the subject 
site. The proposed residential building has an 1 1 -storey base element with an overall height 
of 35.5 metres. The height of the base element exceeds a 1 :1 ratio to the adjacent right-of- 
way width but is less than the maximum height specified for a mid-rise building (i.e. 36 metres 
plus a 5-metre mechanical penthouse). The top 3 floors which exceed the mid-rise guideline 
height have a reduced floor plate size that is oriented and massed so as to adequately limit 
shadow impacts on Grange Park. 

Performance Standard #3: Minimum Ground Floor Height recommends that ground floor heights 
should be a minimum of 4.5 metres (floor to floor, measured from average grade) to accommodate 
retail uses and provide sufficient clearance for loading areas. 

• The proposed residential building meets the guideline by providing a 5.7 metre high ground 
floor. 

Performance Standard #4B: Pedestrian Perception Stepback recommends that a stepback be 
provided. 

• Along the front fagade, the upper 3 floors are reduced in size and angled off-set from the 
lowers storeys in order to mitigate the perception of height and to provide a setback above 
the base element. 

Performance Standard #4C: Front Facade Alignment recommends that the front streetwall of mid- 
rise buildings should be built to the front property lines or applicable setback lines. 

• The streetwall of the proposed residential building and gallery along McCaul Street will 
generally be aligned with the existing buildings north of Grange Road and south of Stephanie 
Street and will provide for a widened sidewalk and improved amenities, such as new street 
trees. 

Performance Standard #5B: Rear Transition to Neighbourhoods: Shallow Properties encourages 
the creation of a transition between shallow Avenue properties and areas designated 
Neighbourhoods, Parks and Open Space Areas, and Natural Areas to the rear through setback 
and angular plane provisions. 

• To its rear, the property abuts lands designated as Neighbourhoods. However, the immediately 
adjacent building is St. George the Martyr Anglican Church, a designated heritage property 
Adjacent to the north is the University Settlement Recreation Centre, which is an institutional 
use. Accordingly there are no residential buildings to the rear for which the use of an angular 
plane would be necessary 

Performance Standard #7B: Streetscapes recommends that Avenue streetscapes provide the 
highest level of urban design treatment to create a beautiful pedestrian environment and great 
places to shop, work and live. 

• The proposal will enhance the pedestrian realm along McCaul Street and includes large 
storefront windows and street trees. 

Performance Standard #12: Balconies and Projections recommends that balconies and other 
projecting building elements should not negatively impact the public realm or prevent adherence 
with other Performance Standards. 

• Inset balconies have been incorporated into the design of the building along each fagade of 
the residential building, eliminating any impact on the public realm. 
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Performance Standard #15 : Facade Design and Articulation recommends that buildings be 
designed with well-articulated and appropriately scaled facades. 

• The proposal provides tall storefront glazing at the ground floor level, and articulation of the 
upper storeys through the use of horizontal and vertical banding and the off-set angle of the 
12th to -14th storeys. 

Performance Standard #17: Loading & Servicing recommends that vehicular related functions 
should not detract from the use or attractiveness of the pedestrian realm. 

• The loading and servicing areas are located in the interior of the building, screened from the 
public street frontages. 

5.6 Heritage Impact Assessment 

ERA Architects has prepared a Heritage Impact Assessment (HIA) to evaluate the proposed 
development in relation to cultural heritage resources and to recommend an approach to the 
conservation of the heritage value of these resources. 

The assessment identifies the potential impacts on the adjacent St. George the Martyr Church, 
Grange Park and the listed buildings at No. 74-76 McCaul Street. The assessment indicates that 
while the east elevation of the Church will no longer be visible from McCaul Street, this elevation 
is not identified as a heritage attribute and historically the east elevation of the Church would 
have been obscured by a dwelling on the north side of Stephanie Street (4 Stephanie Street). 

ERA Architects has reviewed the shadow studies prepared by Architects-Alliance and has 
determined that the shadow impacts on adjacent heritage resources are "minimal". 

The HIA concludes that the proposed residential building and gallery have been designed in a 
manner that mitigates impacts on adjacent properties while creating a more consistent street wall 
along McCaul Street. 

5.7 Transportation 

BA Group has prepared an Urban Transportation Considerations report in support of the proposal. 
The report finds that: 

• The proposal is appropriate from an urban transportation perspective. Approximately three- 
quarters of residential trips in the area surrounding the subject site are presently made by 
walking, cycling, or public transit; 

• The proposed bicycle parking supply is 188 spaces, of which 170 spaces are for residents 
and 18 spaces are for visitors. The overall supply of parking is greater than the minimum 
requirements for both Zoning By-law 438-86, as amended and Zoning By-law 569-2013; 

• City of Toronto Zoning By-law 438-86, as amended requires a total provision of 142 vehicle 
parking spaces, of which 122 would be for residents, 1 1 for residential visitors and 9 for the 
Art Gallery; 

• City of Toronto Zoning By-law 569-2013 requires a total provision of 146 vehicular parking 
spaces, of which 121 would be for residents, 18 for residential visitors, and 7 for the Art 
Gallery; 

• The proposed parking supply is 81 parking spaces, of which 65 spaces are for residents and 
16 spaces are for residential visitors. The overall supply of parking is less than the minimum 
requirements from either Zoning By-law 438-86, as amended or Zoning By-law 569-2013. 
The proposed supply (approximately 0.35 spaces per unit for residents) is consistent with 
other area approved developments and consistent with City of Toronto objectives of reducing 
automobile travel; 

• No dedicated parking is proposed for the Art Gallery building. The majority of travel to the Art 
Gallery use will be by walking, cycling, and public transit. BA Group has conducted a review 
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of area public parking garages and can confirm that these garages have additional capacity 
to meet the limited parking demands of the Art Gallery use; 

• The proposal will provided one Type "G" loading space to provide requisite moving, refuse 
storage and collection-day bin storage areas. The facility will be designed to meet City of 
Toronto standards; 

• Zoning By-law 438-86 requires a single Type 'B' loading space for the Art Gallery use, whereas 
Zoning By-law 569-2013 does not appear to explicitly require loading for Art Gallery Uses. A 
loading configuration based on preliminary conversations with the operator of the Art Gallery 
is shown on the proposed plans. This configuration includes a single Type 'C loading space 
at-grade plus an additional below grade connection (between the proposed parking garage 
beneath the condominium and the basement of the gallery) for secure, smaller deliveries. 
Details with respect to the relatively minor loading requirements of the art gallery use will be 
refined as the development program for the gallery is further refined; 

• The proposal will generate a net additional 20 and 10 two-way vehicular trips during the 
morning and afternoon peak periods, respectively taking into account the existing site traffic 
(39 space surface car park); and 

• The proposal will have modest impacts on area public street intersections as peak period 
impacts are one percent or below. The anticipated site related traffic will not materially 
impact the local road network; therefore, no physical improvements to intersections would be 
required as a result of this development proposal. 

5.8 Servicing 

R.V. Anderson Associated Limited (RVA) has undertaken a Site Servicing and Stage 1 Stormwater 
Management (SWM) Report in support of the proposed development. The report concludes that 
the proposed development would: 

• result in an estimated peak sanitary demand of approximately 4.22 litres per second, which 
could be accommodated by two City of Toronto sewer segments in proximity to the site; 

• result in an estimated peak water demand of 1 01 .0 litres per second, accounting for domestic 
and fire flow, which could be accommodated by the existing watermains along Grange Road 
and Stephanie Street; 

• require the completion of a Stage 2 SWM during the detailed design project stage; 

• require an exemption to the municipal sewer code and a connection to the municipal storm 
sewer; and 

• be accommodated by underground public utilities, including Bell, gas and hydro. 

5.9 Community Services and Facilities Inventory 

An inventory of Community Services and Facilities available to residents within the vicinity of the 
subject site can be found in Appendix A. 
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6. CONCLUSION 



6.0 CONCLUSIONS 

The proposed redevelopment of the subject site will appropriately intensify an underutilized site 
in the Downtown, improve the streetscape along McCaul Street, and provide an architecturally 
distinctive building that will be compatible with the surrounding context. 

From a land use planning perspective, the proposal promotes the achievement of numerous 
policy directions supporting intensification within built-up urban areas, particularly in locations 
that are well served by municipal infrastructure, including public transit. In this respect, the subject 
site is located in the Downtown, which has been identified as an Urban Growth Centre in the 
Growth Plan for the Greater Golden Horseshoe, and is in proximity to two subway stations and 
two streetcar routes. 

From an urban design perspective, the mid-rise proposal will fit harmoniously with the existing 
and planned built form context in the vicinity of the site. The proposed development would result 
in the replacement of surface parking lots with urban, street-related buildings and would result in 
an improved and widened public realm along McCaul Street and Stephanie Street. The proposal 
is in keeping with the built form and urban design policies of the Official Plan and, although the 
Tall Building Design Guidelines and the Avenues & Mid-Rise Buildings Study do not directly apply 
to the subject proposal, the proposed building design is substantially in accordance with those 
guidelines. 

For all of the foregoing reasons, it is our opinion that the proposed development would be a 
desirable addition to the surrounding neighbourhood and, accordingly we recommend approval 
of the requested rezoning. 
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1.0 INTRODUCTION 

This Community Services and Facilities (CS&F) Inventory has been prepared in 
conjunction with a rezoning application to permit a residential development consisting 
of a 14-storey mid-rise building containing 184 residential units. The property is 
municipally known as 36 - 60 McCaul Street and will be referred to as the 'subject site'. 

This report provides an analysis of community services and facilities that are available 
to residents in the vicinity of the subject site. Key services include publicly funded 
schools, child care facilities, libraries, parks and community centres. 

2.0 PURPOSE 

This CS&F Inventory is comprised of the following components: 

• A profile of age structure, income, immigration and family composition as well 
as a profile of the existing housing in the Study Area to help identify the types of 
community services required; 

• An inventory and capacity review of local community facilities including schools, 
child care, libraries, community centres, parks and places of worship to provide 
an overview of whether a sufficient amount and type of space exists to deliver 
necessary services; and 

• An overview of the social services being provided such as immigrant/settlement, 
seniors, youth, literacy, community health and family support and counseling 
to assist in determining whether the type and quantity of service delivery is 
appropriate to meet the needs of the evolving community. 

3.0 STUDY AREA 

The boundaries of College Street to the north. Bay Street to the east. Lake Ontario 
to the south and Bathurst Street to the west were selected as the Study Area for this 
comprehensive assessment of community services and facilities. 

A demographic profile was comprised using information from the City of Toronto 
neighbourhood profile for the Kensington-Chinatown Neighbourhood. 

4.0 METHODOLOGY 

An inventory of key publicly funded services and facilities was compiled, including 
schools, child care facilities, community centres, parks and libraries, using data such 
as enrolment, capacity, deficiencies, service boundaries and types of programs. 
Neighbourhood census data was gathered from the 2006 and partially released 2011 
Kensington-Chinatown Neighbourhood (see Figure A1) found on the City's website 
(www.toronto.ca) to develop a short demographic profile of the area and its residents. 
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The partially released 2011 census data was used to compare the total number of 
private dwellings, breakdown of dwelling type, families by number of children and 
private households by size. The data was obtained by assembling the available 
data from census tracts that make up the Kensington-Chinatown Neighbourhood, 
specifically: 5350036.00, 5350037.00, 5350038.00 and 5350039.00. 




Figure A1 - Kensington-Chinatown Neighbourhood 
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5.0 DEMOGRAPHICS 

The subject site is located within the Kensington-Chinatown Neighbourhood as per 
Figure A1. 

5.1 Population Profile 

Between 2001 and 2011 , census data shows an increase of 8.3% in population within 
Kensington-Chinatown Neighbourhood. The neighbourhood is predominantly made 
up of people in the Working Age group (approximately 58.1% in 2011). The census 
data for 201 1 indicates that the proportion of the various age groups in the Kensington- 
Chinatown Neighbourhood compared to that of the City of Toronto is higher for Youth, 
lower for Children and approximately the same for the Working Age and Seniors 
categories. See Table A1 below. 



Table A1 - Population by Age Group 



Age Group 


Kensington- 
Chinatown 
(2001) 


Kensington- 
Cliinatown 
(2006) 


Kensington- 
Cliinatown 
(2011) 


City of Toronto 
(2006) 


City of Toronto 
(2011) 


# 


% 


# 


% 


# 


% 


# 


% 


# 


% 


Children (0-14) 


2,170 


12.7 


1,810 


10.6 


1,530 


8.3 


409,620 


16.4 


400,860 


15.3 


Youth (15-24) 


2,545 


14.9 


2,970 


17.4 


3,645 


19.7 


318,655 


12.7 


333,515 


12.8 


Working Age 
(25-64) 


9,995 


58.3 


9,745 


57.1 


10,750 


58.1 


1,421,545 


56.8 


1,503,230 


57.5 


Seniors (65+) 


2,415 


14.1 


2,555 


15.0 


2,570 


13.9 


353,455 


14.1 


377,440 


14.4 


Total 


17,085 


100 


17,080 


100 


18,495 


100 


2,503,281 


100 


2,615,045 


100 



5.2 Family Composition 

Tables A2 and A3 below provide a breakdown of the family composition for the 
Kensington-Chinatown neighbourhood, including family characteristics, the number of 
children in each family and the number of people in each private household. 
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Table A2 - Families by Number of Children (2006) 



Category 


Kensington- 
Chinatown 
(2006) 


Census Data 
(2011) 


# 


% 


# 


% 


Total couple families by family structure 


2,600 


100 


2,650 


100 


Married couples 


2,130 


81.9 


2,020 


76.2 


Without cliildren at fiome 


955 


36.7 


1,040 


39.2 


Witti cliildren at home 


1,180 


45.4 


990 


37.4 


1 Child 


570 


21.9 


450 


17.0 


2 Children 


380 


14.6 


355 


13.4 


3+ Children 


220 


8.5 


175 


6.6 


Common-law couples 


465 


17.9 


630 


23.8 


Without children at home 


405 


15.6 


530 


20.0 


With children at home 


70 


2.7 


95 


3.6 


1 Child 


40 


1.5 


55 


2.1 


2 Children 


10 


0.4 


25 


0.9 


3+ Children 


0 


0.0 


15 


0.6 



Table A2 indicates that there has been an increase of 50 families between 2006 and 
2011 in the Kensington-Chinatown Neighbourhood. Noticeably, the number of married 
couples have decreased and the number of common-law couples have increased (by 
approximately 6 percent). In addition, the percentage of both married and common- 
law couples without children at home has increased. This seems to suggest that family 
sizes are decreasing in the neighbourhood. 



Table A3 - Private Households by Size (2006) 



Category 


Kensington- 
Chinatown (2006) 


Census Data 
(2011) 


# 


% 


# 


% 


1 Person 


3,355 


43.7 


3,885 


45.0 


2 Persons 


2,120 


27.6 


2,585 


29.9 


3 Persons 


980 


12.8 


1,000 


11.6 


4-5 Persons 


900 


11.7 


855 


9.9 


6 or more Persons 


320 


4.2 


320 


3.7 


Total number of private households 


7,675 


100 


8,635 


100 



Table A3 indicates that in 2011, the majority of the households (approximately 75 
percent) in the neighbourhood are made up of 1 -person or 2-persons, with a high 
percentage being 1 -person households (approximately 45 percent). The resulting mix 
yields an average of 2.1 persons per private household in the Kensington-Chinatown 
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Neighbourhood. Since 2006, the average persons per private household in the 
neighbourhood has decreased by 0.1 persons from 2.2 to 2.1 . 

5.3 Housing 

The 2011 census data indicates that there were 8,625 private dwellings within the 
census tracts that make up the Kensington-Chinatown Neighbourhood. Between 2006 
and 2011 , the total number of private dwellings increased by 11 .2 percent. 

The 2011 census data indicates that approximately 88 percent of the housing stock in 
the neighbourhood is comprised of apartment buildings and approximately 12 percent 
is comprised of low-density housing (i.e. single-detached and semi-detached houses 
and townhouses). Apartment buildings with 5 or more storeys make up approximately 
48 percent of the housing stock, while apartment buildings with 5 or fewer storeys 
make up for 38 percent as shown in Table A4 below. 



Table A4 - Existing Housing Stock (2006) 



Category 


Kensington- 
Chinatown (2006) 


Census Data 
(2011) 


# 


% 


# 


% 


Single-detached house 


85 


1.1 


95 


1.1 


Semi-detached house 


185 


2.4 


235 


2.7 


Row house 


675 


8.8 


735 


8.5 


Apartment, detached duplex 


65 


0.9 


170 


2.0 


Apartment building, 5+ storeys 


3,815 


49.8 


4,115 


47.7 


Apartment building, less than 5 storeys 


2,815 


36.8 


3,285 


38.1 


Other 


20 


0.3 


15 


0.2 


Total number of dwellings 


7,660 


100 


8,625 


100 



As shown in Table A5, the majority of the buildings were constructed after 1960 
(approximately 64 percent), however only 4 percent of those buildings were constructed 
between 2001 and 2006. 
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Table A5- Dwellings by Period of Construction 



Period of Construction 


# of dwellings 


% of total 


Before 1946 


2,085 


27.3 


1946-1960 


700 


9.2 


1961-1970 


1060 


13.9 


1971-1980 


1500 


19.6 


1981-1990 


1475 


19.3 


1991-2000 


510 


6.7 


2001-2006 


305 


4.0 


Total 


7,635 


100% 



As shown in Table A6, between 2001 and 2006, the percentage of homeowners in 
the neighbourhood has increased by 4 percent, however the majority of the residents 
continue to rent housing (70 percent in 2006). 



Table A6- Housing: Rental vs. Ownership 





Kensington-Chinatown 


2001 


2006 


Rent 


74% 


70% 


Own 


26% 


30% 



5.4 Income 



Table A7 below shows the number of private households in each income level in the 
Kensington-Chinatown Neighbourhood. "Household" refers to a person or group of 
persons who occupy the same dwelling. It may consist of a family with or without other 
non-family members. 

Approximately 89 percent of private households in the Kensington-Chinatown 
neighbourhood earn less than $100,000 annually. The average private household 
income in the neighbourhood is $52,959, which is significantly lower than the City 
average of $80,343. 
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Table A7 - Private Household Income (2005) 



Kensington-Chinatown 


Income Level 


# 


% 


Under $10 000 


985 


12.9 


$10 000 - $19 999 

v|/ 1 vy J vy vy vy v|/ i xy ^ xy xy xy 


1,595 


20.9 


$20,000 - $29,999 


995 


13.0 


$30,000 - $39,999 


810 


10.6 


$40 000 - $49 999 

v|/ r vy J vy vy vy vjy r vy j \-/ vy vy 


700 


9.2 


$50 000 - $59 999 

\|/ vy vy J vy vy vy v|y vy vy ^ vy vy vy 


445 


5.8 


$60 000 - $69 999 

v|y vy vy ^ vy vy vy v|/ vy vy ^ vy vy vy 


455 


6.0 


$70,000 - $79,999 


350 


4.6 


$80,000 - $89,999 


245 


3.2 


$90,000 - $99,999 


180 


2.4 


$100,000 and over 


880 


11.5 


Total Number of Private Households 


7,640 


100 


Average Household Income 


$52,959 


Median Household Income 


$34,260 



5.5 Immigration and Ethnicity 

Table A8 indicates that the majority of immigrants (approximately 54 percent) arrived 
to Canada after 1991 . Table A9 indicates that from 2001 to 2006, the type of resident 
in the neighbourhood has remained relatively the same with the percentage of visible 
minorities experiencing a slight increase (1.3 percent). 



Table A8- Period of Immigration 





Kensington-Chinatown 


Before 1961 


12% 


1961-1970 


4% 


1971-1980 


12% 


1981-1990 


18% 


1991-2000 


38% 


2001-2006 


16% 
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Table A9- Type of Resident 




Kensington-Chinatown 


2001 


2006 


Visible IVIinority 


64.5% 


65.8% 


Canadian Citizenship 


78.9% 


79.5% 


Immigrants 


54.6% 


54.3% 


Recent Immigrants 


14.7% 


13.4% 


Non-Permanent Residents 


3.9% 


4.8% 


Table A10 provides a breakdown of the ethnic background within the Kensington- 
Chinatown neighbourhood. The highest proportion of residents are of Chinese decent 
(approximately 45 percent) followed by those of English, Scottish, Canadian and Irish 
decent (approximately 8.5 percent respectively). 

Table A10- Ethnicity 


Category 


Kensington-Chinatown (2006) 


# of Persons 


Chinese 


7,395 


English 


1,515 


Scottish 


1,450 


Canadian 


1,345 


Irish 


1,340 


French 


895 


German 


735 


Vietnamese 


620 


Portuguese 


575 


East Indian 


425 



5.6 Summary 



The following conclusions can be drawn from the analysis of the demographic 
information: 

• The population of the neighbourhood has increased since 2001; 

• The average household size in the neighbourhood is 2.1 persons; 

• The majority of the housing stock is made up of apartment buildings (88 percent); 

• The majority of the buildings (64 percent) in the neighbourhood were constructed 
after 1960; 

• The majority of the residents rent housing (70 percent); 

• The average household income of the neighbourhood is $27,384 less than the 
City average; and 

• Approximately 54 percent of the residents in the neighbourhood are immigrants. 
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6.0 COMMUNITY SERVICES AND FACILITIES INVENTORY 

The following is an inventory of service agencies serving the subject site and 
surrounding area. The inventory describes the primary type of service provided by 
an organization, although several other types of programs may be offered from each 
location. The locations of these services are shown on Figure A2. 

6.1 Schools 

Figure A2 shows the location of Public and Catholic schools within the Study Area. 
They are listed in Table A11 . 



Table A 11 - Schools Within the Study Area 



School 


Address 


School Type 


Ogden Junior Public School 


33 Phoebe Street 


Elementary School 


Ryerson Community School 


96 Denison Avenue 


Elementary School 


Harbord Collegiate Institute 


286 Harbord Street 


Secondary School 


Central Technical School 


725 Bathurst Street 


Secondary School 


St Joseph College 


74 Wellesley Street West 


Catholic Secondary 
School 



The Toronto District School Board (TDSB) advises that the subject site is within the 
regular attendance boundaries of the following public schools: 



• Ogden Street Junior Public School (Gr. JK - 6) 

• Ryerson Community School (Gr. JK - 8) 

• Harbour Collegiate Institute (Gr. 9-12) 

• Central Technical School (Gr. 9-12) 

The Toronto Catholic District School Board (TCDSB) advises that the subject site is 
within the regular attendance boundaries for the following Catholic schools: 

• St. Mary Catholic School (Gr. JK - 8) 

• St. Michael (Gr. JK - 8) 

• St. Mary's Catholic Secondary School (Gr. 9-12) 

• St. Joseph College (Gr. 9-12) 

6.1.1 School Capacities 

Tables A12 and Table A13 set out a description of the capacities, enrolments and 
utilization rates for the TDSB and TCDSB schools in the attendance area boundary of 
the site. 
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Table A1 2 - TDSB Schools in the attendance area boundary 



School 


Capacity 


Enrolment 


Utilization 
Rates 


Elementary 


Ogden Junior Public School 


259 


217 


83.8% 


Ryerson Community School 


749 


389 


51.9% 


Secondary 


Harbor Collegiate Institute 


891 


1,104 


123.9% 


Central Technical School 


2,901 


1,776 


61.2% 



The data in Table A12 indicates that the two elementary schools that serve the Study 
Area are under capacity and will be able to accommodate new students as there are 
a combined total of 402 vacancies. In terms of secondary schools, Central Technical 
School has the capacity to accommodate additional students as it currently has 1 ,126 
vacancies. 



There are no plans to build new schools or expand existing schools in the catchment 
area of the subject site. None of the listed schools are expected to close in the 
immediate future. 



Table A1 3 - TCDSB Schools closest to the Study Area 



School 


Capacity 


Enrolment 


Utilization 
Rates 


Elementary 


St. Mary Catholic School 


482 


267 


55.4% 


St. Michael Catholic School 


84 


159 


189.3% 


Secondary 


St. Mary's Catholic Secondary School 


714 


712 


99.7% 


St. Joseph College 


714 


850 


119.0% 



The data in Table A13 indicates that St. Mary Catholic School is currently operating 
under capacity (55.4 percent) and will be able to accommodate additional students. 
St. Mary's Catholic Secondary School is operating close to capacity (99.7 percent), 
however, it may be able to accommodate 2 additional students. 



The TDSB has no plans to expand or consolidate existing schools in the area, or build 
any new facilities. 
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6.1.2 Pupil Yields 

Table A14 sets out a description of the estimated pupil yield for the schools in the 
attendance area boundary for TDSB schools. 



Table A14- Potential Pupil Generation from TDSB 



Unit Type 


# of Units 


Elementary 


Secondary 


TOTAL 


184 


4 


2 



The 4 projected elementary students generated from the proposed development can 
be accommodated by the elementary schools in the area as both Ogden Junior Public 
School and Ryerson Community School are operating below capacity. The 2 projected 
secondary students generated form the development can be accommodated by 
Central Technical School as it is also operating below capacity. 



Table A15 sets out a description of the estimated pupil yield for the schools in the 
attendance area boundary for TCDSB schools. 



Table A1 5 - Potential Pupil Generation from TCDSB 



Unit Type 


# of Units 


Elementary 


Secondary 


TOTAL 


184 


0 


1 



There are 0 projected Catholic elementary students generated from the proposed 
development. However St. Mary Catholic School currently has the capacity to 
accommodate additional students. 



The 1 projected Catholic secondary student generated from the proposed development 
may be accommodated at St. Mary's Catholic Secondary School as it currently has 2 
vacancies. 

The TCDSB has no plans to expand or consolidate existing schools in the area, or 
build any new facilities. 

It is important to note that it has not been determined at this point whether the potential 
students from this development will be attending the schools listed in Tables B12 and 
B13. This level of detail will occur further along in the application process, when the 
TDSB and TCDSB determine where the prospective students from this development 
will attend school. As a result, the TDSB and TCDSB may accommodate students 
outside of the area until adequate funding or space becomes available. 
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6.2 Child Care Services 

Table A1 6 is a listing of the Child Care Services within the Study Area with enrolment 
and reported vacancies for each child care program. 

There are 30 child care facilities within the Study Area, 23 of which provide subsidized 
spaces, if available. As of April 2014, the service providers within the area reported a 
total of 27 vacancies (across all age groups). 



Table A1 6 - Enrolment/Reported Vacancies within Study Area 



Program 




Enrolment / Reported Vacant 




Fee Subsidy Available 




Infant (Oto 18 
months) 


Toddler (18 months 
to 2.5 years) 


Pre-school (2.5 to 5 
years) 


School Age (6 to 10 
years) 


Total 


Alexandra Park Child 
Centre* 


Y 


Enrolled 


10 


10 


16 




36 


Vacant 












All about Kids* 


N 


Enrolled 




15 


34 




49 


Vacant 












Alpha Day Care 


Y 


Enrolled 






10 


10 


20 


Vacant 






0 


2 


2 


Blue Butterfly Montessori 
School 


N 


Enrolled 




7 


13 




20 


Vacant 




0 


7 




7 


Catholic Settlement House 
Nursery* 


Y 


Enrolled 




10 


16 


15 


41 


Vacant 












Children's Primary 


Y 


Enrolled 






44 


45 


89 


Vacant 












Downtown Montessori* 


Y 


Enrolled 


12 


15 


32 




59 


Vacant 












Downtown Montessori At 
Concord City Place 


Y 


Enrolled 


10 


15 


32 




57 


Vacant 


0 


0 


0 




0 


Downtown Montessori At 
Infinity Place* 


Y 


Enrolled 


10 


10 


32 




52 


Vacant 












Harbourfront Child Care 
Centre 


Y 


Enrolled 


10 


15 






25 


Vacant 


0 


5 






5 
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Program 




Enrolment / Reported Vacant 




Fee Subsidy Available 




Infant (0to18 
months) 


Toddler (18 months 
to 2.5 years) 


Pre-school (2.5 to 5 
years) 


School Age (6 to 10 
years) 


1 Olal 


Hester How Day Care 
Centre 


V 

Y 


Enrolled 


12 


20 


44 


- 


76 


Vacant 


0 


0 


0 


- 


0 


Hydrokids Day Care Centre* 


V 

Y 


Enrolled 


10 


20 


52 


- 


82 


Vacant 








- 




Kensignton Kids Early 
Learning Centre 


V 
Y 


Enrolled 


10 


15 


48 


- 


73 


Vacant 


0 


0 


8 


- 


0 


Kids and Company (Ward 
20) 


N 


Enrolled 


9 


14 


39 


- 


48 


Vacant 


1 


2 


4 


- 


7 


Kids and Company (Ward 
28) 


M 

N 


Enrolled 


40 


45 


30 


- 


115 


Vacant 








- 




Kidz Kare Daycare* 


M 


Enrolled 


- 


25 


56 


15 


96 


Vacant 


- 










Kinder College Early 
Learning Centre 


M 


Enrolled 


20 


30 


47 


- 


97 


Vacant 


0 


0 


0 


- 


0 


Life-Bridge Child Care* 


V 
Y 


Enrolled 


10 


13 


32 


- 


55 


Vacant 












Metro Hall Child Care 
uentre 


Y 


Enrolled 


10 


20 


32 




62 


Vacant 












Ogden Day Care Centre 


Y 


Enrolled 




15 


64 


22 


101 


Vacant 




2 


0 


0 


2 


Orde Day Care Centre 


Y 


Enrolled 






54 


75 


129 


Vacant 






0 


0 


0 


Orde Day Care Satellite 


Y 


Enrolled 


10 


15 


24 




49 


Vacant 


0 


0 


0 




0 


Richmond Adelaide Child 
Care Centre 


Y 


Enrolled 


10 


15 


36 




61 


Vacant 


0 


0 


0 




0 


St. Stephen's - Waterfront 
Child Care Centre 


Y 


Enrolled 




20 


20 




40 


Vacant 




0 


4 




4 
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Program 




Enrolment / Reported Vacant 




Fee Subsidy Available 




Infant (0to18 
months) 


Toddler (18 months 
to 2.5 years) 


Pre-school (2.5 to 5 
years) 


School Age (6 to 10 
years) 




St Stephen's King Edward 
Day Care 


Y 


Enrolled 


10 


15 


24 


15 


64 


Vacant 


0 


0 


3 


0 


3 


Studio 123 


Y 


Enrolled 


4 


10 


16 




30 


Vacant 


0 


0 


0 




0 


University Settlement* 


Y 


Enrolled 


10 


20 


24 




54 


Vacant 












Waterclub JrYIVICA 


Y 


Enrolled 


10 


10 


32 




52 


Vacant 


0 


0 


0 




0 


Westside IVIontessori 
Sciiool* 


N 


Enrolled 




10 


68 




78 


Vacant 












* Child care centre could not be reached. 


TOTAL 


1,934 


38 



6.2.1 Analysis 

It is anticipated that the proposed 184 new units will generate approximately 7 children 
who will require child care. This is based on a residential population increase of 385 
people, of which 5.4% (or 20) would be children aged 0-4. The projected number of 
children is then multiplied by the women's labour force participation rate in the Toronto 
CMA - 63.1^ percent. A further multiplier of 50 percent is used to approximate the 
number of children needing care at a child care facility. This is the service standard set 
out by the City's Children's Services Division and is consistently applied to development 
applications. 

As compared with Table A16 above, the 7 projected children generated from the 
proposed units who will require child care could be accommodated by the child care 
facilities within the Study Area, as there are currently 38 vacancies. 



1 The 2006 Census data was used to derive the percentage of Children ages 0-4 in Toronto Census 

Subdivision and the wonnen's labour force participation rate in Toronto Census Metropolitan Area due to the fact 
that the 201 1 Census data for wonnen's labour force participation rate was not available. 
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It should be noted that not all child care facilities were available for comment during the 
course of this analysis, and as such, additional vacancies may be available. 

6.3 Toronto Public Libraries 

There are three Toronto Public Library Branches within the Study Area. They are 
described below. 

Sanderson Branch 

This neighbourhood branch, located at 327 Bathurst Street, offers services such as 
internet access and computer terminal workstations. The library has the capacity 
to seat up to 93 persons and offers equipment for persons with disabilities. The 
Sanderson Branch is open 62 hours, six days a week, and offers a moderate collection 
of materials including: 

• Adult Literacy Materials 

• Audiobooks on CD 

• Large Print Collection 

• Local History Collection 

• Large collection in Chinese, Portuguese, Spanish, Vietnamese (adult) 

• Small collection in French (children) 

Citv Hall Branch 

The City Hall Branch, located at 100 Queen Street West, offers services such as internet 
access, computer terminal workstations and equipment for persons with disabilities. The 
City Hall Branch is open 40 hours, five days a week, and offers a moderate collection of 
materials including: 

• Books on Tape or CD/Audiobooks/Cassette Books 

• DVD's 

• English as a Second Language Materials - Adult 

• Language Learning Kits 

• Large Print Collection 

• Large Collection in Chinese 

Lillian H. Smith Branch 

This district branch, located at 239 College Street, offers services such as internet 
access, computer terminal workstations, book drop off and express check out. The 
library has the capacity to seat 110 persons and offers equipment for persons with 
disabilities. The Lillian H. Smith Branch is open 63 hours, seven days a week, and 
offers a large collection of materials including: 
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• Adult Literacy Materials 

• Audiobooks on CD 

• Career Information Collection 

• English as a Second Language (ESL) Collection 

• Large Print Collection 

• Local History Collection 

• Special Collections: Children's Literature Resource Collection 

• Special Collections: Marguerite G. Bagshaw Collection of Puppetry Creative 
Drama and Theatre for Children 

• Career Information Collection 

• Large collection in Chinese (adult & children), French (children) 

• Medium collection in Vietnamese 

This branch also offers Newcomer Information Service. 
6.4 Recreation 

The Study Area is served by two community recreation centres: Scadding Court 
Community Centre and Harrison Pool. The services provided at the centres is 
described in Table A17 below. 



Table B17- Community and Social Service Centres Within the Study Area 



Location 


Facilities 


Services/Programs 


Scadding Court 
Community Centre 

707 Dundas Street 
West 


• Multipurpose Room 

• Indoor Pool 

• Gymnasium 

• Fitness Centre 

• Swimming Pool 
(Indoor) 


• Fitness/Cardio (Adult) 

• Youth Leadership 

• Swimming: Leisure and 
Lessons (various age 
groups) 


Harrison Pool 

15 Stephanie Street 


• Swimming Pool 
(Indoor) 


• Swimming: Leisure and 
Lessons 



6.5 Parks 

There are 30 parks and recreation facilities within the Study Area as listed in Table 
A18 below. 
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Table A1 8 - Recreation Facilities and Amenities Within the Study Area 





Outdoor Rink 


Outdoor Pool 


Baseball Field 


Football/ Soccer 
Field 


Playground 


Area (ha) 


Alex Wilson Park 












0.02 


Alexandra Park 


X 


X 


X 




X 


2.73 


Bellvue Square 












0.42 


Cecil Street Parkette 












0.05 


Clarence Square Park 












0.76 


Cloud Gardens 












0.22 


Grange Park 












1.73 


Glasgow Street Parkette 












0.03 


Harbour Square Park 












2.01 


Isabella Valancy Crawford Park 












0.25 


Larry Sefton Park 












0.33 


Lilian H. Smith Park 












0.08 


Little Norway Park 












2.03 


McCaul Orde Park 












0.28 


Nathan Phillips Square 


X 










5.15 


Northern Linear Park 












0.29 


Olympic Gardens 












0.79 


Peter Street Basin Park 












0.14 


Queens Park 












6.94 


Randy Padmore Park 












0.16 


Rees Street Park 












0.16 


Roundhouse Park 












4.71 


Simcoe Park 












0.39 


Sonya's Parkette 












0.06 


Spadina Gardens 












1.87 


St. Andrews Playground 












0.59 


St. Patricks Square 












0.07 


Toronto General Hospital Parkette 












0.31 


Trinity Square Park 












0.74 


Victoria Memorial Park 












0.82 


Total Park Area 












34.13 



X - Denotes the recreational facility and/or amenity at the specific park. 
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The total area of parkland within the Study Area is 34.13 hectares. 
6.6 Social Service Facilities 

The Study Area is served by a number of social service facilities. The locations and a 
description of services offered are listed in Table A19 below. 



Table B19- Social Service Facilities in the Study Area 



Location 


Services/Programs 


Alexandra Park 

Non-profit, charitable 
organization 

Address: 105 Grange Court 


• Programs 

• Moms and tots 

• Weekly foodshare and clothing drive 

• Youth after four homework club 

• Youth civic engagement program 

• Leadership training 13-15 years 

• Summer camp - daily programs 


Cecil Community Centre 

Non-profit organization 

Address: 58 Cecil Street 


• Youth homework club 

• Youth reading program 

• All ages pilates, yoga, and cardio 

• Seniors fitness, line dancing 

• All ages calligraphy classes 

• Drop-in program for youth from 6pm -10pm 

• All ages ESL classes 


Findhelp Information Services 

Non-profit, registered charity. 
United Way 

Address: 543 Richmond Street 
West, Suite 125. 


• Information and referral services 

• 211 and contact centre services 

• Software, website and database 
development 

• Consultation and training 

• Partnership and standards development 


Housing Connections 

Non-profit organization 

Address: 176 Elm Street, Main 
Floor. 


• Coordinates waiting list for subsidized 
housing 

• Administers housing programs 

• Information centre 

• Housing process assistance 


St. Felix Centre 

Non-profit, registered charity 

Address: 25 Augusta Avenue 


• Community supper 

• Women's drop-in 

• Clothing bank 

• Computer classes 

• ESL classes 

• Transitional housing for 14 women 

• After school programs 

• Friday night / summer youth drop-in 
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Location 


Services/Programs 


St. Stephen's Community 
House 

Non-profit, registered cfiarity 
Address: 91 Bellevue Avenue 


• HIV/AIDS education, outreach, support 

• Perinatal programming 


Toronto Central Community 
Care Access Centre 

Non-profit, registered cfiarity 

Address: 250 Dundas Street 
West, Suite 305 


• In home health and social services 

• Child and family services 

• Information and community assistance 

• Placement in long-term care homes 

• Crisis placements 


Toronto. Employment and 
Social Services 

Regional Government 

Address: 55 John Street, 12th 
Floor. 


• Financial assistance 

• Housing stabilization fund 

• Social support services 

• Employment assistance 

• Employment Resource Centre 


University Settlement 

Non-profit, registered charity 

Address: 23 Grange Road 


• Employment services 

• Settlement services 

• Recreation facilities/programs 

• Language training 

• Music and arts programs 

• Senior services 

• Overnight winter shelter for homeless 



6.7 Hospitals 

The subject site is well served by 6 hospitals which provide services ranging from 
emergency care to specialization in a variety of health conditions. They include the 
University Health Network as well as several teaching and research intensive hospitals. 
The locations and a description of services provided are described below. 

Toronto Rehab is located at 550 University Avenue and is Canada's largest academic 
hospital specializing in adult rehabilitation, complex continuing care and long-term 
care, focusing on helping those who experience disabling injury or illness to rebuild 
their lives. Toronto Rehab also strives to advance the practice of rehabilitation science 
through research, education and knowledge sharing. 
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Princess Margaret Hospital (PIVIH) is located at 610 University Avenue and is a 
teaching hospital of the University of Toronto. It has achieved an international 
reputation as a global leader in the fight against cancer and is considered one of 
the top comprehensive cancer treatment and research centres in the world. Located 
in Toronto, Canada, Princess Margaret Hospital, together with its research institute 
the Ontario Cancer Institute, is a member of the University Health Network, which 
also includes the Toronto General Hospital, the Toronto Western Hospital and Toronto 
Rehab. PMH is the only facility in Canada devoted exclusively to cancer research, 
treatment and education. 

Mt. Sinai is located at 600 University Avenue and is a 472-bed health care facility 
dedicated to delivering the best in patient care, teaching and research with the heart 
and values true to our heritage. Mount Sinai delivers more than 6,700 babies and 
admits more than 26,000 patients per year with the help of over 4,500 staff and medical 
students, and close to 1,000 volunteers. 

Toronto General Hospital (TGH) is located at 200 Elizabeth St, and has numerous 
medical and surgical program specialties including heart disease, kidney disease, 
transplantation, eating disorders clinic, tropical disease, women's health, nephrology, 
immunodeficiency clinic and psychiatry. A busy Emergency Department at TGH treats 
more than 26,000 patients each year. 

The Hospital for Sick Children (SickKids) is located at 555 University Avenue. Affiliated 
with the University of Toronto, it is Canada's most research-intensive hospital and the 
largest centre dedicated to improving children's health in the country. As innovators 
in child health, SickKids improves the health of children by integrating care, research 
and teaching. In 2011/2012 SickKids saw more than 218,000 clinic, medical day care 
and diagnostic visits, nearly 63,000 emergency visits, and performed nearly 12,000 
operating room cases. 

Toronto Western Hospital (TWH) is located at 399 Bathurst Street. Musculoskeletal 
health and arthritis, orthopedics and rheumatology are among the hospital's recognized 
areas of expertise. The hospital also has a strong community focus, providing 
innovative programs for and information to children, seniors, diabetes patients and 
many multicultural groups. 
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6.8 Emergency Services 

The subject site is well served by a Emergency Medical, Fire and Police Services. 

6. 8. 1 Emergency Medical Services 

EMS Station #40 is located slightly outside of the Study Area at 58 Richmond Street 
East. 

6.8.2 Fire Services 

Fire Station #332 is located at 260 Adelaide Street West. 
Fire Station #334 is located at 339 Queens Quay West. 
Fire Station #315 is located at 132 Bellevue Avenue. 

6. 8. 3 Police Services 

52 Division, located at 255 Dundas Street West, services the subject site. 
6.8 Places of Worship 

Table A20 lists the Places of Worship within the Study Area. 



Table A20- Places of Worship in the Study Area 



Religious Institution 


Location 


Chinese Gospel Church 


50 Dundas Street West 


Chinese Presbyterian Church 


1 77 Beverley Street 


Church of the Holy Trinity 


10 Trinity Square 


First Baptist Church 


101 Huron Street 


Holy Word Church 


296 McCaul Street 


Ming Sing Tao-Tak Temple 


38 St. Patrick Street 


Russian Orthodox Church of the Holy Trinity 


23 Henry Street 


St. Andrews Presbyterian Church 


73 Simcoe Street 


St. George the Martyr Anglican Church 


250 John Street 


St. Patrick's Catholic Church 


131 McCaul Street 


St.Stephen-ln-The-Fields Church 


103 Bellevue Avenue 


Toronto Chinese Baptist Church 


78 Beverley Street 
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7.0 SUMMARY 

The Kensington-Chinatown neighbourhood has seen an increase in population from 
2001 to 2011 . A significant proportion of the population is made up of the Working Age 
group, and when compared to the population of the City as a whole, the neighbourhood 
has a significantly higher proportion of the Youth group. Approximately 54 percent of 
the residents in the neighbourhood are immigrants. The average private household 
income is lower than the City's average. In terms of housing, the area is predominantly 
comprised of apartment buildings and the majority of the housing stock was constructed 
after 1960. The majority of the residents rent housing. 

Ogden Junior Public School and Ryerson Community School have the capacity to 
accommodate the 4 projected elementary students form this development. Central 
Technical School can accommodate the 2 projected secondary students as it is 
currently operating below capacity. There are 0 projected Catholic elementary students 
generated from the proposed development. The 1 projected Catholic secondary 
student generated from the proposed development may be accommodated St. Mary's 
Catholic Secondary School, however, it is approaching capacity. Therefore, students 
may be required to attend schools further away. 

The 7 projected children generated from the proposed development who will require 
child care can be accommodated by the facilities within the Study Area as there are 
currently 38 vacancies. 

Three public libraries serve the subject site and provide a wide range of services and 
materials. 

There are nine Social Service Facilities located within the Study Area, which provide 
a variety of services and programs, including those that cater to immigrants, seniors, 
youth and families. Also, there are 30 parks located within the Study Area, totalling 
34.13 hectares. 

The subject site is well serviced by all emergency services, especially in terms of 
medical services due to the high concentration of hospitals along University Avenue. 

The subject site is well served by places of worship. 
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